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Abstract

The study examines the influences of the Qianmen urban renewal project on its original
residents, which is one of a few demonstration projects under the new policy orientation
of urban renewal practices in Beijing, China, entering the new century. It employs
“residential satisfaction” as an evaluative indicator to understand the residents’
experiences before and after urban renewal. Seventy-two residents were interviewed.
Among them, 25 remained in Qianmen; 20 relocated to Hongshan, a neighborhood in the
central city area; 21 moved to Longyue, a neighborhood in one of the suburban areas; and

6 residents relocated to other locations.

The study found that the participants’ level of residential satisfaction was skewed toward
dissatisfaction before the urban renewal, whereas participants showed a much higher
satisfaction level after the urban renewal, which means that overall the Qianmen urban
renewal project had positive impacts on the residents’ residential environment. However,
among the three neighborhoods, there are no statistically significant differences. The
policy arrangements of the Qianmen urban renewal project contribute to the results.
Under the new policy orientation, the policy arrangements of the Qianmen urban renewal
project featured a government-led approach with a large amount of public investment,
which formed a good basis to provide better compensation to the residents, in particular
to provide extra aid to low income residents. Therefore, the residents got their housing

conditions improved to a large extent contributing to their higher level of residential



satisfaction after the project was implemented. Because of the extra aid, the low income
residents were even more satisfied than the middle-high income residents. On the other
hand, the policy arrangements took into account the opinions of the original residents, in
other words, most residents made their own decision about where to live after the urban
renewal. In this circumstance, they actually saw the urban renewal as an opportunity to
improve their residential environment, in spite of the fact that the urban renewal project
was initiated by the municipal government. Therefore residents stayed or relocated
voluntarily, which significantly predicts the resulting higher level of residential
satisfaction. The findings in the Qianmen case remind us that we do need a more open,
balanced perspective for analysis of urban renewal processes and outcomes, rather than a
predominantly negative displacement view embedded in a gentrification discourse; and
that policy arrangements toward more redistribution and social equity are more likely to

achieve positive outcomes for disadvantaged people.

However, the improvements in unit size and housing quality are the main achievements
of the urban renewal. Many residents still face the shortage of community facilities in the
short run, and in the long run they might continue to suffer from poorer accessibility to
public facilities and other resources. Furthermore, the urban renewal inevitably caused
social disturbances for many residents, in particular for disadvantaged people (low
income residents, and the elderly, etc), although the negative impacts of relocation on
social networks were mitigated by the benefits of escaping the social conflicts and

annoyance in the original neighborhood, and were compensated by the improved housing



conditions. Generally, the key argument of this study is that policy makers need to pay
more attention to the disadvantaged class; in other words, the government needs to

assume its role more actively in redistribution and social equity.
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Chapterl: Introduction

e Background

Since 1978, China’s transition from a planned to a market economy has impacted the
country economically, socially, and physically in profound ways. Economically, China’s
remarkable growth rate has impressed the world, with average annual growth rate of
more than 9 percent from 1978 to 2003(America 2004). Corresponding with its
remarkable economic growth is the social restructuring. A different structure of social
groups has been emerging (Wang 2005), and the increasing social inequity has gained

substantial concerns.

As a reflection of the dramatic economic growth and intensive social restructuring, cities
in China have undergone profound changes since the economic reform. On the one hand,
economic growth is accompanied by an accelerated urbanization and urban expansion.
On the other hand, intensive inner-city redevelopment programs have prevailed in cities
across the country (Zhang and Fang 2004; Acharya 2005; Qian 2009). The putting into
place of a series of market-oriented transformations, in particular, land reform and
housing commodification, have stimulated extensive urban (re)development in the post-

reform era (Wu 1997; Qian 2009). Millions of households were impacted.

According to the World Bank, 8.5 million urban households were relocated in the 1980s
across the country(Li and Song 2009).1t is estimated that some 760,000 people were
affected by inner-city redevelopment in Beijing, the capital city of China, from the end of

1



1980s to the beginning of 2000s (S.Jakes. 2002). Between 1990 and 1999, the
redevelopment process was carried out in 150 areas in Beijing, and over 4 million square
meters (about 43 million square feet) of old housing were demolished(Qian 2009). Zhang,
He and Wu reported an even greater scale of relocation and displacement in Shanghai,

the largest city in China: from 1991 to 1997, the destruction of 22.5 million square
meters(about 242 million square feet) of housing led to the relocation of more than 1.5
million residents--one-seventh of the city’s population in the early 1990s(Zhang 2002);
from 1995 to 2004, more than 745 thousand households were relocated, and over 33
million square meters (about 355 million square feet) of housing were demolished in

Shanghai(He and Wu 2007).

Under this context, what are the experiences of the residents affected by the large scale of
urban redevelopment? If they are indeed impacted negatively, how to ameliorate their
sufferings and how to improve future policy arrangements have been increasingly

becoming a major concern of policy makers and researchers.

Although the scale of forced moving in Chinese cities is phenomenal, these are not
unique problems to Chinese cities. In the immediate post-WWII years, large scale urban
clearance both in the U.S. and many of the European countries inspired a tradition of
research connected to forced moving. Since the 1980s, a substantial number of studies on
the displacement problem attributed to gentrification in the new economic and social

paradigm enhanced the understanding in this field. How to evaluate the effects of various



urban regeneration policies since the 1990s requires new insights on involuntary (forced)

moving (Qian 2009; Kleinhans and Kearns 2013).

The negative outcomes of urban clearance (gentrification) have been widely investigated
and reported in the western literature. Scholars found that urban clearance in the context
of the U.S. exacerbated the segregation of the urban poor in public housing in city
centers(Halpern. ¢1995). Correspondingly, with the decentralization of jobs to the
suburbs since the Second World War, scholars found that the spatial mismatch between
living places and working places contributed to high unemployment and low
earnings(Kain 1968). In the gentrified neighborhood, the inflation of housing prices and
the decrease of affordable housing units make the stayers face higher rent burdens and
fewer housing opportunities(Freeman 2005; Lees, Slater et al. 2008). Although
gentrification can bring benefits to the stayers in the form of improved local services,
they often feel the improvements out of sync with their needs(Atkinson and Bridge 2005;
Freeman 2005). At worst, for those displaced who cannot afford any kinds of houses and
fail to get access to public housing, homelessness is their only destiny (Marcuse 1985;

Lees, Slater et al. 2008)

Beyond these physical and economic problems, much greater attention was paid to
negative social impacts of urban clearance (gentrification) (Fried 1967; Hartman 1979;
Marcuse and Kempen 2000; Wu 2004; Sassen c1994). One of the classical studies is
Fried’s investigation on the West End of Boston. He found that within a community, “a

vast and interlocking set of social networks is localized” and “the physical area has
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considerable meaning as an extension of home, in which various parts are delineated and
structured on the basis of a sense of belonging.” Thus, communities are indeed invested
with considerable, “multiply-determined meaning”. Therefore, relocation represents “a
disruption in one’s relationship to the past, to the present, and to the future” (Fried 1967:
361). Many scholars share a similar point of view with Fried, that displacement means
moving from a supportive, long-term environment to an alien area(Hartman 1979;
Atkinson 2000; Lees, Slater et al. 2008), which may make the displaced lose their social
support in the previous neighborhood, thus unfavorably impacting their mental health

(Fauth, Leventhal et al. 2004).

However, the literature in the field is far from conclusive (Cameron and Doling 1994;
Sushik and Ganesan 1997; Engels 1999; Wu 2004; Kleinhans and Kearns 2013).
Kleinhans reported the results of empirical research into the experiences and satisfaction
of movers who had been confronted with forced relocation in the Netherlands. Many
respondents took the opportunity of relocation to improve their residential environment
due to their priority rights in the housing market (Kleinhans 2003). In some cases, forced
relocation may not be perceived as forced at all (Kearns and Mason 2013; Kleinhans and
Kearns 2013). In Hong Kong, due to rapid economic growth and mass public housing
provisions in the early 1990s, the outcome of urban renewal was favorable for over 55%
of those displaced. Therefore, Susnik and Ganesan concluded that urban renewal partially

mitigates negative residential displacement(Susnik and Ganesan 1997; Wu 2004).



Recognizing these debates on the results of involuntary (forced) moving, scholars called
for a more open, balanced perspective for analysis of urban renewal processes and
outcomes, rather than a predominantly negative displacement view embedded in a
gentrification discourse, for urban renewal processes and outcomes are very dependent on
the local social, economic and institutional context(Kleinhans and Kearns 2013). Inspired
by similar curiosity, this study is interested in investigating urban renewal outcomes in

the Chinese context.

Scholars examining urban renewal in Chinese cities do report findings consistent with
the negative outcomes identified in the Western world: moving from inner-city areas to
peripheral estates limits the displaced movers’ access to good public facilities and
employment opportunities, and makes them lose their old established social and kinship
networks (Ya Ping and Alan 2000; Wu 2004). Fang surveyed 105 households in four
neighborhoods in Beijing. The relocation of all the interviewees was involuntary in terms
of both moving decision and moving choice. Fang’s study suggests an overall low level

of satisfaction across all the four neighborhoods(Fang 2006).

On the other hand, other scholars identify positive parts of the outcomes. Based on a
sample of some 500 households in Shanghai, Wu investigated the overall level of
residential satisfaction, and further compared the satisfaction level of households
relocated actively and passively. Although the passively relocated households have lower
levels of residential satisfaction than those actively relocated, residents are generally

happy with the relocation(\Wu 2004). The study by Li and Song on residential satisfaction
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of displaced residents in Shanghai as well found that generally the displaced residents are
more satisfied with their residential conditions (in terms of both dwelling and
neighborhood) than the stayers and the movers from outside of Shanghai, and just slightly
less satisfied compared with voluntary movers. Therefore, Li and Song concluded that the
displaced residents at least in Shanghai are not the underprivileged and oppressed
group(Li and Song 2009). Qian investigated the outcomes of urban renewal in Jinyuchi
neighborhood, Beijing, at the beginning of the new century. Qian found that under the
new round of public-led urban renewal model, a great number of original households
finally returned, and benefited from the many benefits of the project, in particular, the
substantial positive physical changes related to living space and basic facilities, though

the outputs of the project missed some of the important local needs(Qian 2009).

These mixed finding indicates that since urban renewal processes and outcomes are very
dependent on the local social, economic and institutional context which evolves over time,
the processes and outcomes of each program could vary from country to country, from
city to city, even from case to case. Therefore, it is worth doing in-depth exploration into
concrete cases, that way, through understanding households’ experiences—their benefits
and costs, scholars could identify mechanisms and/or policy arrangements which help
them achieve positive effects and/or make them suffer, and then make recommendation
for improvements. Moreover, theoretically, scholars could contribute to help build a more
open and balanced frame for better understanding the phenomenon of forced moving,

through comparing and contrasting the processes and outcomes of various cases.



e Overview of the Dissertation

This study examines the outcomes of the urban renewal project in Qianmen area, Beijing.
As discussed before, Beijing has undergone intensive urban renewal during the last
several decades. The evolution of urban renewal practices in Beijing and its outcomes
have drawn concerns from scholars and policy makers, which forms a good base for this
study to continue the topic. Moreover, as the capital city, the experiences of Beijing
would have good effects of demonstration to other cities in the country. Qianmen is
located in the core area of the capital city, just a short walk from the Forbidden City,
Tiananmen Square, and many political, cultural and commercial attractions. It is one of
“Beijing’s historically and culturally significant precincts”. These merits made it one of a
few demonstration projects under the new policy orientation entering the new century.
The urban renewal project is also one of many projects preparing for the Beijing 2008
Olympics. In this context, the local government put special efforts to the urban renewal
project to achieve positive results, which makes it the perfect case to understand the

impacts of policy arrangements.

The study looks into the influences of the Qianmen urban renewal project on its original
residents. What were their experiences before and after the urban renewal? Did they
suffer from the physical, social and/or economic costs of displacement which are widely
documented by the available literature, or have they taken the opportunity of relocation to
improve their residential environment? It is particularly concerned with the social

impacts of urban renewal, as with previous seminal works. And further how did policy



arrangements contribute to these outcomes? Did the featured policy arrangements in

China make a difference, and how can the policy arrangements be improved in the future?

A direct way to achieve the goals is to examine how residents feel and think about the
residential environment before and after the urban renewal, in other words, how satisfied
they are(were), and what they are(were) satisfied with, what they are(were) not.
Furthermore, the research will compare the residential satisfaction level of those residents
who remain in Qianmen with those who relocated to different neighborhoods, and
identify the different experiences of residents’ with various demographic and
socioeconomic backgrounds. In addition, the research will test the significance of
physical determinants, social attributes and policy factors in predicting residential

satisfaction.

Through the investigation, this study has two goals: informing policy makers to improve
future policy arrangements; and contributing to the understanding of forced moving from
the experience of a developing country, since most of the studies in the field explored the

phenomenon in advanced capital economies.

e Structure of the Dissertation

This dissertation includes seven chapters after this introduction. Chapter two gives a
review of literature on residential satisfaction. It first discusses the conceptualizing of
residential satisfaction. Then it analyzes the hierarchically spatial and multi-dimensional

natures of the residential environment. It also provides a review of how the physical and



social factors of the residential environment and the characteristics of an individual and a
household impact residential satisfaction in residential satisfaction research. This review

establishes an intellectual basis for the research.

Chapter three reviews the evolution of urban renewal practices in Beijing, which featured
large scale market-oriented practices in the 1990s and a new public orientation entering
the new century. Following the discussion of the context of the Qianmen urban renewal
project, the short history of Qianmen and its physical, social and economic situations
before the urban renewal, the urban renewal project and its related policy arrangements

are introduced to provide the setting against which the life of the residents was impacted.

Chapter four, after presenting the research questions, introduces the population of the
study and the data collection methods—the sampling strategies and the design of the
interview questions. It also explains the quantitative and qualitative analyses that are
mainly employed in the study. The limitation of the research design is discussed at the

end.

Chapter five starts with a discussion of the three neighborhoods--Caochang, Longyue and
Hongshan--where the participants live after the urban renewal. This provides the overall
picture of the impacts of the urban renewal project and the advantages and disadvantages
of living in these three neighborhoods. Based on this descriptive analysis, it uses
guantitative analyses to look into the following questions: whether the residents are more
satisfied than before; whether the residents living in different neighborhoods after urban

renewal differ in their level of residential satisfactions; whether the residents with various



demographic and socioeconomic backgrounds have different levels of residential
satisfaction; and what is the significance of physical determinants, social attributes and

policy factors in predicting residential satisfaction?

The quantitative analyses in Chapter five point to the variables significantly contributing
to residential satisfaction: unit size, income and involuntary relocation. Mainly based on
qualitative analyses, chapter six tries to clarify and explain the patterns of these variables
impacting residential satisfaction. It starts by looking into the impacts of unit size and
other related physical attributes. Then it discusses how residents with different incomes
have different levels of residential satisfaction. The last part investigates how involuntary
relocation contributes to a low level of residential satisfaction, and discusses how to

obtain positive results when households are impacted by passive relocation.

The result of the simple ordinal logistic analysis in chapter five shows that residents’
subjective evaluation of the impact on their social networks significantly contributes to
the level of residential satisfaction. However, it does not significantly predict residential
satisfaction when unit size, income and involuntary relocation are held constant. With the
purpose of concerning social impacts of urban renewal as with previous seminal works,
chapter seven further discusses the social outcomes of the Qianmen urban renewal project
and how social factors impact residential satisfaction. It starts with a brief review of the
existing literature, and then analyzes the original Qianmen residents’ social interactions

with their neighbors and their local intimates within their overarching social networks

10



before and after the urban renewal. The last part looks into how social factors impact

residential satisfaction.

11



Chapter 2: Residential Satisfaction Literature

2.1 The Conceptualizing of Residential Satisfaction

Residential satisfaction has been identified as an important component of the broader
concept of the quality of life, and compared with other aspects of quality of life, it is
subject to potential influence by policy makers (Marans and Rodgers 1975; Campbell
1981; Lu 1999; Vera-Toscano and Ateca-Amestoy 2008). Therefore, residential
satisfaction evaluations have been widely used in Europe and North America to inform
public actions; and the issue of satisfaction with residential environment has long been
one of the major topics in disciplines such as environmental psychology, sociology, and

planning (Bonaiuto, Aiello et al. 1999; Lu 1999).

Referring to the three general categories of responses to any social object — affective,
cognitive and behavioral---- residential satisfaction is understood as the affective

response of residents to their social-physical environment where they live(Mar R Amé&igo
and Juan Ignacio Aragon€1997; Weidemann and Anderson ¢1985). In the view of
Weidemann et al., this affective response is a function of a variety of variables: the
characteristics of the residents, the objective characteristics of the residential environment,
and the residents’ perceptions about their residential environment. The perceptions
represent the subjective characteristics of the residential environment, which is the
cognitive aspect of three general categories of individual-residential environment
interaction(Weidemann and Anderson ¢1985). They posit that apart from being treated as

a residential quality evaluation criterion, residential satisfaction (affective) is also seen as
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a predictor of residential mobility behavior (behavioral) among factors such as subjective
attributes of residential environment (cognitive) and objective attributes of residential

environment and so on.

The model of Weidemann et al. helps us understand that the characteristics of the
residents, the objective characteristics of the residential environment, and the residents’
perceptions about their residential environment impact on residential satisfaction.
However, what the model of Weidemann et al.neglected is the other side of an
assessment involving the affective process of residential satisfaction, that is comparison
standards. As Marans and Rodgers pointed out, how individuals assess their environment
not only depends on how they perceive the environment but also the standards against
which they judge the environment(Marans and Rodgers 1975). Actually, comparison
standards are the benchmark based on which scholars conceptualize the notion of
residential satisfaction--residential satisfaction measures the differences between
households’ actual and desired housing and neighborhood situations or how well the
residential environment meets their needs or expectations(Galster and Hesser 1981; Lu
1999; Varady D. P. and Carrozza M. A. 2000). More specifically, if the actual situation is
perceived to be in close congruence with households’ needs or expectations, satisfaction
is higher(Galster and Hesser 1981; Galster 1987); conversely, an incongruity results in a
“housing deficit” in the words of Morris and Winter or an “actual-aspirational gap” in the
words of Galster, which gives rise to residential dissatisfaction (Morris and Winter 1975;

Galster 1987).
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Evidently, an individual’s needs and expectations are not constant; therefore, residential
satisfaction is a dynamic process. For Rossi, housing needs and aspirations change as
households go through their life-cycle stages which causes the transition of family
composition(Rossi ¢1955). Correspondingly, households continuously evaluate their
housing, given their life cycle stages. When their housing does not fit with normatively
derived needs and aspirations, the “housing deficit” will lead to one or more of the
following three behavioral responses(1) residential mobility, (2)residential adaptation or

(3) family adaptation (Morris and Winter 1975).

In addition, new experiences and increased levels of awareness might lead to new levels
of expectations, and thus impact the residential satisfaction levels even holding all other
environmental attributes constant (Varady D. P. and Carrozza M. A. 2000), whereas, the
lack of options may lead to reduced expectations and high satisfaction levels (Heywood
1997; Varady D. P. and Carrozza M. A. 2000). This is particularly true, according to
Birks and Southan, for residents of public housing who have few choices (Birks and

Southan 1992; Varady D. P. and Carrozza M. A. 2000).

Scholars also found that residential satisfaction depends not only on the current actual
situation, but also on households’ past experiences(Galster 1987). For example, people
who experienced low levels of service will have low expectations; as a result, they will be
satisfied with levels of services that would be unacceptable elsewhere(Conway and Knox
1990).Using a survey conducted in Spain, Vera-Toscano et al. studied the relevance of

social interaction on housing satisfaction. They found that renters tend to have lower
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housing satisfaction level when their neighbors mostly are homeowners. Thus, they
concluded that social interaction (social comparison with a reference group) significantly
contributes to housing satisfaction, since they believe that social norms(external norms)
which are based on characteristics of the group members do play a major role in

explaining individual behaviors(Vera-Toscano and Ateca-Amestoy 2008).

Actually an early seminal theory pointed out by Morris and Winter has addressed how
external forms and family norms impact residential satisfaction. They theorize that
households’ judgments of their residential environment depend on normatively defined
cultural norms (external norms)and family norms(internal norms)(Morris and Winter
1975). The family norms are dictated by the households’ own needs and standards,
therefore, they vary in the emphasis the households place on their own norms(Morris and
Winter 1975), whereas the cultural norms are dictated by societal standards or rules. For
example, according to Max Lu, in the United States, a single-family, detached home
surrounded by a well-landscaped lawn is perceived by the mainstream culture as the
housing norm (cultural norm)(Lu 1999). In the view of Morris and Winter, people
holding this cultural norm are likely to have a low level of residential satisfaction when
they cannot achieve their desires due to financial or other constraints. Morris and
Winter’s theory helps the understanding of researchers interested in doing comparative

studies on residential satisfaction in different cultural contexts (different cultural norms).
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Figure 2-1: A conceptual framework of residential satisfaction
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2.2 Residential Environment Typologies: Hierarchical Spatiality and Multi-

dimensional Natures

The other side of the construct of residential satisfaction is the residential environment,
which has hierarchical spatiality and multi-dimensional natures. There appears to be a
general agreement that residential environment is a hierarchical spatial system. For
Campbell, the layers of the residential environment include a region, a community, a
neighborhood, and a dwelling unit(Campbell 1981). In the model of Marans et al., the
residential milieu is a system consisting of the community, the macro-neighborhoood, the
micro-neighborhood, and the dwelling unit (Marans and Rodgers 1975). Practically, the
layers of residential environment that mostly have been operationally measured in the
existing literature are the neighborhood and the housing unit, although the satisfaction

with the region and the community were sporadically addressed.

However, the spatial expression of each environmental layer has not been clearly defined
and depends on the specific contexts in the existing literature. Nevertheless, the
conceptual model of Marans et al. provides an effective way to operationalize the layers
of the residential environment, in particular the layers of the neighborhood. For them, the
macro-neighborhood refers to an area defined by grade-school districts or by major
thoroughfares; while the micro-neighborhood means the immediate cluster of perhaps six

or so adjacent houses(Marans and Rodgers 1975).
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On the other hand, as Campbell pointed out, “everyone occupies a location in space, a
location which has physical, social and psychological characteristics.” (Campbell 1981:

159), so residential environment has multi-dimensional natures.

Residential environment is firstly a physical entity. As one of the most important physical
contexts for people’s diverse roles and relationships, the location of residential
environment mediates people’s access to a variety of resources in the region----access to
jobs, non-local public facilities, and natural areas among other resources. Other physical
attributes of residential environment involve, for example, the layout, density and quality
of the houses, the location, number and quality of facilities( schools, local grocery stores),
gyms and open spaces (parks, public squares), and transportation convenience, among

others.

Beyond the physical context, residential environment is also “the complex system of
friendship and kinship networks and formal and informal associational ties rooted in
family life and the needs of personal socialization” (Janowitz and Kasarda 1974). Social
networks in residential setting, an indispensable component of personal networks in
society, are vital to individuals’ well-being; and on the other hand, individuals can suffer
unpleasant social relations, annoyance and social problems in their residential

environment.

Psychologically, through the interaction with the residential physical and social

environment over time, individuals develop positive affective bonds toward their

18



residential environment, which are expressed as a heartfelt attachment to place; and the
main characteristic of place attachment is the tendency of the individual to maintain
closeness to that residential environment (Kasarda and Janowitz 1974; Hunter 1978; Lee,
Campbell et al. 1991; Mesch and Manor 1998; Bonaiuto, Aiello et al. 1999; Hidalgo and
Hernandez 2001). Place attachment is thought to be multidimensional. Running through
the literature, two dimensions widely identified are physical attachment and social

attachment (Riger and Lavrakas 1981; Hidalgo and Hernandez 2001; Scannell 2003).

Furthermore, there is the distinction between the objective environmental attributes and
the subjective (perceived) environmental conditions. For a number of scholars, such as
Campbell, individual’s feelings of satisfaction depend more on the subjective
characteristics of the environment than on the objective attributes(Campbell 1981;
Galster and Hesser 1981; Lu 1999; Parkes, Kearns et al. 2002; Grogan-Kaylor, Woolley
et al. 2006), since, as mentioned previously, underling the construct of residential
satisfaction is individuals’ subjective evaluation, therefore, perception is more salient
than reality. But still, objective attributes (such as neighborhood location, neighborhood
density, housing size and so on), do have a certain level of power in predicting residential
satisfaction. Therefore, to ignore the indirect relationship between objective attributes and
residential satisfaction would risk the misinterpretation that objective attributes of
residential environment are almost irrelevant to individuals’ evaluation (Marans and

Rodgers 1975; Fried 1982; Weidemann and Anderson c1985).
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2.3 The Predictors of Residential Satisfaction

As Rapoport argued, when home environments are evaluated, people choose or create a
particular environmental quality profile(Rapoport 1985) .This profile includes a variety
of factors and varies in spatial scale . Most scholars arranged the factors around two
dimensions, physical and social, and two spatial scales, housing unit and neighborhood
(Mar & Amé&igo and Juan Ignacio Aragon€1997; Weidemann and Anderson c1985).
Furthermore, just as pointed out, the characteristics of individuals and households
influence individuals’ family norms such as needs and expectations among others; their
subjective perception of the residential environment; and their evaluation process (the
weight assigned to each attribute). Exiting studies have informed us that these

characteristics may determine the level of residential satisfaction to a great degree.

e Physical Attributes

Housing Space, Housing Quality and Tenure

Scholars have identified the size of the housing unit as one of the most important factors
predicting residential satisfaction. Family size, composition and stage in the life cycle
determine the amount of space needed. In the U.S., it is often measured by the number of
bedrooms, a living room, a kitchen and bath rooms; it is also directly measured by the
area of the housing unit in some other contexts. The lack of space or overcrowding can
lead to tension among family members and make them susceptible to disease(Meeks
1980; Liu 2005). Therefore, the size of the housing unit is a basic need for healthy living,

thereby, a factor of great importance for the evaluation of residential satisfaction. Morris
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and others found that the amount of space available is positively associated with housing
satisfaction(Morris, Crull et al. 1976; Liu 2005). Yiping Fang investigated the residential
satisfaction of the original residents in four redeveloped inner-city neighborhoods in
Beijing. She reported that unit size is among the factors most significantly predicting

residential satisfaction(Fang 2006).

Another important housing attribute is housing quality. Researchers have attempted to
measure housing quality by a number of factors. The physically inadequate housing
stipulated by HUD in 1981, are housing units with possible deficiencies in the areas of
plumbing, kitchen facilities, physical structure, common area fixtures, heating, and
electronic systems(Liu 2005). Golant and others designed another measure including:
dwellings without kitchens, without plumbing, with inadequate heating or cooling
equipment, with plumbing or sewer breakdowns, with common-area deficiencies, and in
a general state of disrepair(Golant and La Greca 1995; Liu 2005). Dwellings with various
deficiencies are barriers to healthy living, thereby the inhabitants’ well-being; whereas
dwellings with sound quality allow them better to enjoy residential activities. Therefore,
existing literature documented that housing quality significantly impacts residential

satisfaction (Morris, Crull et al. 1976; Fried 1982; Zhu and Shelton 1996; Liu 2005).

In addition, studies have shown that tenure status is an important factor predicting
housing satisfaction (Fried 1982; Crull, Bode et al. 1991 ). White and others for instance,
found that home ownership increases individuals’ well-being by producing a sense of

stability and trust; therefore they more likely increase interactions with their neighbors
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and economic investment in their neighborhood (White and Schollaert 1993; Oh 2003;
Liu 2005). Given the increase in well-being, to achieve home ownership many home
movers would be willing to sacrifice other amenities (Burnley, Murphy et al. 1997; Wu
2004). Therefore, as shown in the literature, individuals who own homes express higher

levels of residential satisfaction than those who rent (Fried 1982; Oh 2003).

Neighborhood Density and Neighborhood Quality

The significance of neighborhood attributes in predicting residential satisfaction has long
been recognized by scholars. The study of Marans and Rogers identified satisfaction with
the micro-neighborhood as the single most important contributor to the overall residential
satisfaction(Marans and Rodgers 1975). For Fried, the impact of neighborhood and
community variables on predicting residential satisfaction is even greater than that of

housing variables(Fried 1982).

Neighborhood physical factors can be arranged around two dimensions: (1) density and
related neighborhood environmental conditions, and (2) other attributes of neighborhood
physical environment. Density has received considerable attention in the studies of
residential satisfaction. Scholars found that individuals don’t like living in high-density,
and that those who do tend to experience lower residential satisfaction (Parkes, Kearns et
al. 2002; Yang 2007). The investigation on the effects of high-density might be traced to
studies as early as the 1930s. Wirth argued that high-density living causes individuals’
undesirable behaviors and psychological problems, and increases social disorders, which

put tensions on their daily life(Wirth 1938; Parkes, Kearns et al. 2002; Yang 2007).
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Furthermore, researchers acknowledged that the impact of high-density might not be
direct, rather it is mediated by its related neighborhood environmental conditions such as
lack of sunlight, noise, traffic congestion, crowding, and crime(Rossi 1955; Merry 1987;

Yang 2007).

Other attributes of neighborhood physical environment that have received empirical
support in relation to residential satisfaction include (Parkes, Kearns et al. 2002): (1)the
availability and accessibility of public facilities: shops, community centers (or other
leisure facilities) , schools (Campbell 1981; Sirgy and Cornwell 2002; Liu 2005; Yang
2007); (2) transportation convenience: convenience to work, public transportation,
parking(Campbell 1981; Sirgy and Cornwell 2002; Liu 2005; Fang 2006; Yang 2007); (3)
environment: green spaces, outdoor play spaces or open spaces in the neighborhood;
access to parks or other open spaces in large districts(Fried 1982; Sirgy and Cornwell
2002); (4)neighborhood appearance: buildings, landscape, and street lighting, pavement
and sidewalks(Sirgy and Cornwell 2002); (5) upkeep of neighborhood properties and

neighborhood environment(Sirgy and Cornwell 2002).

e Social Factors

As shown by the existing literature, local social interaction is an indispensable
component of personal networks in the overarching society, and is vital to individuals’
well-being. Thus, it is it is reasonable to expect that residents’ relationships with their

neighbors influence their residential satisfaction (Weidemann and Anderson c1985).
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The empirical findings about the significance of social factors predicting residential
environment satisfaction could be traced as far as the well-known central city
development area in Boston. Gans reported that because of the existence of families and
friends, three out of four residents in the area had high satisfaction with the place which
was considered a slum by outsiders(Gans 1982). Concurring with Gans, Janowitz and
Kasarda found that people with more intensive friendship, kinship and associational
bonds within the residential environment tend to have stronger feelings of attachment to
the environment(Janowitz and Kasarda 1974). Campbell et al. identified neighbors as the
strongest predictor of residential satisfaction(Angus Campbell, Philip E. Converse et al.
1975). Conversely, according to Marans et al, without neighbors who at least warrant
neutral responses, an individual’s feelings of satisfaction with his neighborhood would be
relatively low, even in environment which offered good housing and other environmental

amenities(Marans and Rodgers 1975).

Most recently, using Dutch Housing Demand Data, Adriaanse found that satisfaction
with neighborhood social climate ( including the factors of socializing level, contact
frequency, neighborhood cohesion), is the most significant component of overall
residential satisfaction (Adriaanse 2007). A number of scholars sharing similar views
with Adriaanse, agree that local social interaction is one of the most important factors
contributing to people’s residential satisfaction (Parkes, Kearns et al. 2002; Oh 2003;

Grogan-Kaylor, Woolley et al. 2006).
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However, the findings of Campbell et al. were criticized by Fried and others. Fried
argued that Campbell et al. did not note whether the positive evaluation of neighbors
resulted from friendly social interaction or from interpersonal distance and respect for
privacy, when treating neighbor as the strongest predictor of residential satisfaction(Fried
1982). Fried’s own investigation reported that social interaction in neighborhood only
plays a minor part in predicting residential satisfaction and its effects are limited to those
individuals who value local social interaction(Fried 1982). The more recent findings of
Baker and Arthurson echoed Fried’s point of view. They investigated the social
connections and housing outcomes for public housing tenants relocated due to the largest
urban regeneration projects in Australia, and reported that compared with the factors of
location and housing quality, friendship network is a less important component in the

formation of residential satisfaction (Baker and Arthurson 2006).

These mixed findings remind us that the significance of social factors in predicting
residential satisfaction warrants further investigation, and what might be more helpful for
the understanding are two things. Firstly, since some individuals prefer privacy, while
others prefer close social interaction, different population groups value social interaction
to different degrees; therefore, the significance of social factors depends on population
sub-groups. For instance, the lower SES individuals rely more on local social ties than
individuals with high SES status; thus, it is reasonable to expect for the lower SES
individuals friendly local social interaction is more important a factor to predict their

residential satisfaction. This is supported by existing literature to some extent. The study
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of Amé&igo and Aragonés on the residents of low socioeconomic status in the south of
Madrid, Orcasitas, reflected that relationship with the neighbors is one of the two
variables predicting most satisfaction(Amé&igo and Aragoné& 1990). However, the gap
that still needs to be bridged is to measure the extent to which different sub-groups value
friendly local social network, and then to look into the relative significance of social

factors among other variables in predicting residential satisfaction.

Secondly, the effects of negative social factors in residential environment on lowering
satisfaction level need to be look into systematically. As the existing literature has shown,
beyond the positive effects of neighborhood interactions, neighboring does have its
negative phenomena like conflicts and annoyance which make people dislike their
neighbors. Some of negative factors have been identified as significant variables
impacting residential satisfaction. For instance, the regression analyses of Amé&igo and
Aragonés shows that the factor of “Your neighbors meddle in your private life”
significantly contributes to residential satisfaction. In addition, there is also evidence
indicating that other neighborhood social problems, such as crime and unsafety, influence
residential satisfaction (Sirgy and Cornwell 2002; Grogan-Kaylor, Woolley et al. 2006).
However, systematic studies on the effects of these negative social factors are lacking in
the established literature. This neglect might be a problem for the understanding of the
influences of social factors on residential satisfaction, when these negative factors are
prominent enough to neutralize the impacts of positive ones, or even are dominant in

significantly lowering residential satisfaction level.
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e Individual and Household Characteristics

Existing studies have informed us that characteristics of individuals and households
(socioeconomic status, life stage, gender, family composition, length of residence, and so
on) may determine the level of residential satisfaction to a great degree, through
impacting their family norms; their subjective perception of the residential environment;
and their evaluation process (the weight assigned to each attribute). Scholars have
identified two mechanisms to explain how these characteristics influence residential

satisfaction.

The resources individuals have indicate the extent to which they can choose their
residential environment congruent with their needs and expectations, thereby influencing
their level of satisfaction. More specifically, resources, financial resources for instance,
give individuals the power to choose or control the neighborhood where they live, in a
competitive housing market; therefore, the more resources they have, the more likely they
are satisfied with their residential environment (Parkes, Kearns et al. 2002; Grogan-

Kaylor, Woolley et al. 2006). This mechanism has obtained substantial empirical support.

The findings of a number of scholars show that individuals with higher incomes have
greater residential satisfaction(Galster and Hesser 1981; Galster 1987; Lu 1999; Parkes,
Kearns et al. 2002; Grogan-Kaylor, Woolley et al. 2006). However, although the study of
Fried revealed that the higher the social class, the higher the level of residential
satisfaction, he further argued that the level of residential satisfaction is not impacted

directly by social status or minority status , but results largely from variations in
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residential environment (Fried 1982; Parkes, Kearns et al. 2002). Congruent with the
points of Fried, Parkes et al., made similar arguments that in spite of the empirical
findings of greater residential dissatisfaction among lower-income groups, social-
demographic variables alone are relatively poor predictors; rather, perceived residential
environment attributes are a much better guide(Parkes, Kearns et al. 2002). The points of
Fried and others might help us to understand why some scholars reached the conclusion
that there are no big differences in the level of residential satisfaction between individuals
of different social status(Amé&igo and Aragoné& 1990). Researchers further argued that
individuals with higher social status tend to have higher standards and aspirations due to
their social mobility, contributing to lowering their level of satisfaction (Freeman 1998;

Liu 2005; Fang 2006).

Besides social status, Michelson identified another dimension-- stage in life cycle among
others-- along which to distinguish individual or household preferences for specific

residential environment attributes (Michelson 1977; Yang 2007).

With respect to stage in life cycle, Michelson noted that households without dependent
children assign more weight on the access to consumer goods and services than do
families with growing children(Michelson 1977; Yang 2007) . Whereas, on the other
hand, it is reasonable to anticipate that households with dependent children rate access to
kindergartens, schools and outdoor play spaces or open spaces in the neighborhood more
highly than their counterpart. The elderly tend to live longer in the neighborhood, and

they often experience social isolation due to the loss of social ties with family members,
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friends, co-workers, and due to limited mobility impacted by poor health conditions;
therefore they strongly attach to their neighborhoods physically and socially, and their
neighborhoods offer them one of the main sources of social interaction and social support
(Parkes, Kearns et al. 2002; Oh 2003) . In addition, the elderly not only value
neighborhood social interaction and social support more than young people in evaluation
of residential satisfaction, but they are also more likely to have lower expectations and be
more reluctant to undergo the strains of moving, which make them have greater
residential satisfaction than their counterparts (Galster and Hesser 1981; Galster 1987; Lu

1999; Parkes, Kearns et al. 2002).

In terms of other characteristics like race and gender, their relationship with residential
satisfaction has been inconsistent across the literature(Grogan-Kaylor, Woolley et al.
2006). The findings do not indicate that individuals with these characteristics do not have
the needs and preferences for particular kinds of residential environment, it is just that the
needs or preferences might be different even within the same sub-group categories, and
the context conditions vary across the cases investigated. The investigation of Cook
reveals that suburban single mothers value neighborhood quietness, access to local shops,
and friendly neighbors more, while their counterparts in urban neighborhoods pay more
attention to housing opportunities and discrimination in the housing market, although
both of them are concerned with the neighborhood safety(Cook 1988; Parkes, Kearns et

al. 2002; Liu 2005).
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There are also inconsistent findings as to the relationship between the factor of length of
residence and residential satisfaction. For some scholars, length of residence is positively
correlated with neighborhood satisfaction, since as mentioned foregoing, longer tenure
facilitates community attachment physically and socially(Lu 1999; Oh 2003; Parkes and
Kearns 2003; Fang 2006; Grogan-Kaylor, Woolley et al. 2006). However, a number of
scholars do find inconsistent results, since, over time, the residential physical
environment might be deteriorating; individuals might not get along with their neighbors;
and their needs or expectations might be changed. Onibokun found that longer stays in
subsidized housing in Canada are related to lower levels of residential
satisfaction(Onibokun 1976; Fang 2006). Fang’s investigation of the residential
satisfaction of the original residents in four redeveloped inner-city neighborhoods in
Beijing shares some similarities with Onibokun. Her study showed that length of stay (the
number of months that households have lived in the neighborhoods) is one of the two
factors among others significantly predicting residential satisfaction, and that households
living in newer neighborhoods seem to be a little more satisfied than those living in older

ones(Fang 2006).

2.4 Conclusion

Residential satisfaction has been identified as an important component of the broader
concept of the quality of life, and compared with other aspects of the quality of life, it is
subject to potential influence by policy makers. Therefore, residential satisfaction

evaluations have been widely used in Europe and North America to inform public
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actions. Inspired by the view of Parkes et al. that “a single, unifying, subjective measure
of the quality of neighborhood life appears to be an appropriate benchmark against which
to measure the impact of many neighborhood attributes.” (Parkes, Kearns et al. 2002),
this study is going to employ “residential satisfaction” as an evaluative indicator to

understand the original residents’ experiences before and after urban renewal.

The existing literature informs us that (1) residential satisfaction measures how well the
residential environment meets the residents’ needs or expectations; (2) the residential
environment has hierarchical spatiality (neighborhood and housing unit) and multi-
dimensional natures (physical, social and psychological), and factors of these multiple
dimensions at various spatial levels predict the level of residential satisfaction to various
degrees; (3) impacted by their external norms and internal norms, the residents’ needs or
expectations(comparison standards) are not constant and residents with different
economic, social and demographic status might have various needs or expectations,
thereby their different evaluations of residential satisfaction; and (4) the characteristics
of individuals and households (socioeconomic status, life stage, gender, family
composition, length of residence, and so on) may determine the level of residential
satisfaction to a great degree, through impacting their family norms, their subjective
perception of the residential environment, and their evaluation process (the weight

assigned to each attributes).

The review of this chapter establishes an intellectual basis for the study. It will look into

how the residents’ residential satisfaction in the Qianmen case is predicated by the
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physical attributes of the residential environment in terms of both the neighborhood and
the housing unit, and the social factors of the residential environment; and how the
demographic and socioeconomic characteristics of the residents contribute to their
residential satisfaction. Beyond the coverage of this review, the study will also explore
the impacts of policy arrangements on residential satisfaction, in particular the outcomes

of involuntary moving.
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Chapter 3: Urban Renewal in the Beijing Context

This chapter reviews the evolution of urban renewal practices in Beijing, which featured
large scale market-oriented practices in the 1990s and a new public orientation entering
the new century. Following the discussion of the context of the Qianmen urban renewal
project, the situations in Qianmen area before the urban renewal project and its related
policy arrangements provide the setting against which the life of the residents was

impacted.

3.1 The Evolution of the Urban Renewal Practices in Beijing

The evolution of urban renewal practices in Beijing can be divided into three phases: a
public-led experimental phrase in the 1980s; a large scale market-oriented phrase in the

1990s; and a new policy orientation entering the new century.

The program of urban renewal in Beijing was initiated in the late 1980s with the purpose
of improving the dilapidated living conditions of inner city residents. The public sector
was in the dominant position. Constrained by limited financial resources, just a few
projects were implemented in the way of keeping large portions of original residents on

site and respecting the historic contexts of the inner city(Fang 2006; Qian 2009).

e Large Scale Market-oriented Phrase in the 1990

After the experimental phrase, large scale inner city urban renewal practices, thus
residents’ displacement in Beijing, occurred in the 1990s, which was imbedded in the

overarching theme of China’s economic reform.
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Along with a series of market-oriented reforms, the underlying forces of urban
(re)development in China were fundamentally changed. As an important part of the
economic reform, fiscal and administrative decentralization endowed the local state with
a significant role to play in economic and urban growth. In this context, local
governments feature entrepreneurial actions to pursue rapid economic growth/revenue
raising in the post-reform era. Scholars found that land and housing (re)development
became a major source of local revenue(He 2007). Tingwei Zhang (2000) explored the
factors encouraging the actions of local governments eager to get revenues from leasing
land. According to Zhang, one of the important arrangements of the economic reform
was the fiscal reform where a tax sharing arrangement between the central government
and local governments was adopted. Before the reform, the central government provided
funding to almost all local development projects. The new revenue distribution regulation
entitled local governments to share tax revenue, but it cut most development funding
from the central government under the tendency of decentralization. A local municipal
government now has to find its own funding for infrastructure projects and most of its
welfare programs. Since land is the most valuable “commodity” under the control of a
local government, generating revenue from leasing land use rights and charging land use

fees has become the most popular practice of local governments (Zhang 2000).

Clearly, local governments have vested interests in urban (re)development because they
can expand local tax base by leasing land. On the other hand, under the decentralized

urban governance, local governments find that they have to rely more on the market to
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achieve governance functions. In order to solve the problem of financial deficiency in
urban renewal projects, local governments justified “property-led”’ urban renewal in the
1990s (He and Wu 2007; Lees, Slater et al. 2008; Qian 2009). However, the involvement
of real-estate developers led to the demolishing of many old neighborhoods to make
room for commercial buildings and/or high-end housing. To capture a greater share of
benefits from the redevelopment, developers also tried to reduce the compensation
standard and constrain the amount of returned households. As a result, a large scale of

original residents was displaced to low-cost suburban areas.

We can see local governments play a dual role in market-oriented urban renewal: on the
one hand, local governments undertake the responsibility of maintaining social stability
by ensuring the improvement of housing conditions for the residents; on the other hand,
local governments achieve other purposes, such as generating revenue and improving
urban images to promote local economic development, by facilitating urban renewal
projects. In the words of Wu, such a dual role causes a dilemma between the government
behaviors of delivering welfare and redistributing wealth and the entrepreneurial

behaviors of pursuing maximum benefits(Wu 2004).

What happened in China shares some similarities with gentrification phenomena in the
western cities in the neoliberal era. In the western world, the predominance of urban-
entrepreneurialism urban policy in the neoliberal era makes strong government
involvement an important factor affecting urban renewal by providing incentives and

financial subsidies to attract private capital (He 2007; Lees, Slater et al. 2008)) The role
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of the government in the process is more as an entrepreneurial agent of market processes
and capital accumulation, rather than as a regulator of the market, protecting
marginalized residents(Lees, Slater et al. 2008). Its profound influence on restructuring
social and physical landscapes in Western cities aroused intense theoretical and

ideological debates.

As in many cities in China, during the 1990s, the Beijing municipal government played a
dual role in market-oriented urban renewal practices. On the one hand, in the face of the
severe housing shortages and the need to increase housing, the Beijing municipal
government involved private investment and market forces to solve the problem of
financial deficiency in urban renewal. On the other hand, the market-oriented urban
renewal practices generated a large amount of revenue for the government through
leasing land use rights and charging land use fees. The investigation of Li shows that the
sales revenue of land use rights in Beijing reached more than twenty percent of municipal
government income in the middle of 1990s(Li 1999). However the cost of this urban
renewal model is that to maximize profits, real-estate developers bulldozed historic urban
areas to build high-rise commercial buildings and residential buildings for high-income
people, while most of the original residents were displaced to the suburban areas and

suffered from the negative social and economic results of the relocation.

e New Policy Orientation

Entering the new century, recognizing the increasing inequity and related social problems,

China’s central government initiated the national policy of building a harmonious society.
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Under this political context, also due to the constant complaints about disappearing
historic Beijing features and the bitterness of original residents and other corresponding
social problems during the last decade, urban renewal practices in Beijing experienced a
big change entering the new century. This change was built upon a series of policy
arrangements. The Master Plan of Beijing (2004-2020) was approved by the central
government in 2005. Before that, several government regulations and official documents
had been put into place, among them, “Conservation Planning for Beijing’s 25
historically and culturally significant precincts” issued in 2002, and “The Way of Urban
Housing Demolition and Management in Beijing City” issued in 2001 (No. 87 Document)

are the most important.

The new policy arrangements feature a government-led approach rather than a market-
oriented one, which was the mainstream approach dominating urban renewal projects
during the previous decades(Liu 2005; Qian 2009). More specifically, the new policy
arrangements require that the implementation of urban renewal projects is more
government-led with a large amount of public investment and only a very limited
involvement of real-estate developers; and its purpose is not for profit but for the
improving of residents’ living conditions, for the protection of historic urban areas, and
for other social considerations. Furthermore, urban renewal projects in old historical
neighborhoods should be practiced in small-scale gradually, named “microcirculation”
(weixunhuan): depending on the conditions of housing units (courtyard houses), those in

good conditions are rehabilitated rather than demolished, those in very dilapidated
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conditions are removed to build new buildings consistant with the surrounding courtyard
houses. This is quite different from the previous practices of displacing historic buildings

with new high-rise buildings.

The new policy arrangements also require that urban renewal projects take into account
the extensive opinions of the original residents. As a legal requirement, the urban renewal
plan must be posted publicly in the neighborhood so that the residents know what will
happen next and have an opportunity to express their ideas to the decision-making
body(Qian 2009). Except in a few special cases, such as public infrastructure construction,
relocation is no longer compulsory. A household can make its own decision about where
to live after urban renewal. They can remain in the original neighborhood; get monetary
compensation and find a housing unit on the market or apply for an affordable housing
unit (one type of subsidized housing also called “Economical and Suitable Housing”); or
be re-housed in a “similar” housing unit which is located within the boundary of the
urban area with floor space no less than the original housing unit. The standard of
monetary compensation for housing demolition was calculated using a formula which
reflected the market value of the property. Therefore, urban renewal projects under the

new policy orientation involve a high degree of residents’ participation.
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3.2 The Qianmen Urban Renewal Project

Under the new urban renewal policy orientation, a few demonstration projects were
beginning in 2005. Qianmen is one of them. With an area of 1.09 square kilometers (109
ha), Qianmen is located in the core of the capital city, just a short walk from the
Forbidden City, Tiananmen Square, the Great Hall of the People, and Tiantan Park
among many political, cultural and commercial attractions. It is an urban area with rich
historic and cultural significance. Based on these merits, Beijing municipal government
listed it as one of “Beijing’s historically and culturally significant precincts” in 2002. The
urban renewal project is also one of the many projects in preparation for the Beijing 2008
Olympics. In this context, the local government put special efforts to the urban renewal
project to achieve positive results, which makes it the perfect case to understand how

policy arrangements can make positive outcomes.

Figure 3-1: The location of Qianmen

Note: Tiananmen Square is located at the red dot; Qianmen is the area surrounded by the
circle.
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Figure 3-2: The image of Qianmen

Resource: Liu, Yingyi. (1999). Qianmen area [Photo].Retrieved from
http://www.fotocn.org/liuyingyi/32484

e The Original Area: Qianmen

Historically, this area got its name from the towering gate-- Qianmen (front gate), the
grand south gate, one of the important landmarks and entrances to the old imperial city.
The booming of this area dates back more than 400 years to the Ming Dynasty. Since
then it gradually became one of the three traditional commercial areas in Beijing with
markets and shops selling featured foods, traditional Chinese medicines, fine silks, and so

on. The main commercial street--Qianmen street-- has been famous across the country,
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and the names of several alleys, such as Xianyukou(fresh fish) lane and
Buxiangzi(clothing) lane are still indicative of the past .To the east of Qianmen Street

was the neighborhood where merchants and ordinary Beijing people lived.

Entering into the reform era, the old residential neighborhood became marginalized
during the dramatic economic growth process. Before the renovation started in 2005,
around 50,000 residents (20, 000 households) lived in this area, with the majority of them
low income people. The investigation by Beijing Academy of Social Sciences shows that
71% of the residents were either retired or unemployed; therefore, the average individual
income was 1000 Yuan per month(Zhu 2005), compared with the city-wide average of
1471 Yuan(Lu, Tang et al. 2011). Many residents (more than 40%) were in their forties
and fifties, with average age 55.2 years(Tomohiko Yoshida 2005?), while the city-wide
percentage of residents in their forties and fifties was 31.1%(Qian 2009) . As “the Master
Plan of Beijing (2004-2020)”documented, this was a neighborhood where the elders and

low income people concentrated.

Within the historic neighborhood, hutongs formed by the joining of traditional Chinese
courtyard houses were situated either along or toward a stream that used to wind through
the neighborhood, which made them feature curved lines. Due to this special layout
embodied mostly by Caochang neighborhood, and the strong commercial tradition of the
area introduced above, Beijing municipal government listed it as one of “Beijing’s
historically and culturally significant precincts” in 2002. Most of the hutongs were too

narrow for cars, thus walking and cycling were the major travel options. Besides their

41



transportation role, hutongs were also the frontage of some small family-owned grocery
shops, barbershops and small restaurants. In addition, hutongs were lively places where
children used to play, old men exchange stories, and vendors sell goods. Clearly, they
used to function as neighborhood living rooms accommodating the life of ordinary people

and their vibrant street cultures.

Figure 3-3: The street life in Qianmen before the urban renewal

Resource (Left): Liu, Yingyi. (2005). Xianyukou [Photo].Retrieved from
http://www.fotocn.org/topic/83-32663

Resource (Right): Liu, Yingyi. (1999). Qianmen area [Photo].Retrieved from
http://www.fotocn.org/liuyingyi/32507

The majority of the residential buildings in the historical neighborhood were courtyard
houses (Si-He-Yuan) with the feature of low buildings grouping around one or several
central courtyards. A courtyard house was originally owned by and built to house one
family,but since the 1950s, many were converted to house several families. Their tenure

status mainly evolved into two types: public housing rental (government or work-unit

42


http://www.fotocn.org/topic/83-32663
http://www.fotocn.org/liuyingyi/32507

owned and the rent was low), or owner-occupied (home ownership). An investigation
targeting the whole neighborhood showed the percentage of the former was 62.5%
(Tomohiko Yoshida 2005?). Generally, privately owned housing was in relatively good
condition; however, public housing was in much worse condition due to high density and

lack of maintenance constrained by limited budgets.

In the pre-reform era of China when the socialist government’s investment favored the
production sector over the consumption sector, investment in the housing sector was
limited. Compared with other China’s cities, Beijing, as the capital city, was granted
substantial resources to provide new housing and rehabilitate existing housing stock(Lian
1995). However, considering its huge population growth, investment in the housing
sector was still pitifully limited. This resulted in severe housing shortages and
dilapidation. In old city areas, the situation was even worse. It was not uncommon that a
family grew over the years but stayed in the same house. Shabby extensions without
sunlight or even natural light were built in courtyards to increase living space. Qianmen
area was one of the most crowded old city areas in Beijing. Its overcrowded condition
was clearly reflected by the fact that the average unit size in Qianmen was only 21 square
meters (about 226 square feet) (Zhu 2005), whereas the average living space per capita
was 21.55 square meters (about 232 square feet) across the whole capital city(Tomohiko
Yoshida 2005?). The high density put tensions on residents’ daily life. They were often
bothered by various conflicts or/and annoyances with their neighbors, such as fighting

each other over space, electricity bills and so on.
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Limited investment in housing and low rent led to housing dilapidation as well, since the
costs of high-level maintenance could not be covered. After decades of neglect on repair
and maintenance, the investigation of Beijing University of Civil Engineering and
Architecture found that housing poorly maintained accounted for 50% of the total
housing stock in Qianmen area, and that 5% was unsuitable or even dangerous for
inhabitation. The poor housing conditions that residents complained of include: unsafe
structures, such as crumbling walls and rotting wood beams; leaky roofs that let rain
water drips inside in summer whenever there wass a heavy downpour; old wood windows
and doors with low energy efficiency and bad soundproofing. Lacking timely

maintenance, residents had to do some DIY repair works to keep their homes livable.

Besides high density and poor maintenance, traditional courtyard houses posed modern
problems. Courtyard houses did not have adequately equipped kitchens, most of which
were in shabby extensions. Most courtyard houses also lacked bathrooms, which meant
residents had to use public toilets situated along hutongs. Without gas lines, coal stoves
were often used for heating and sometimes used for cooking as well, since electricity was
less affordable than coal. Water taps usually had to be shared by several families.
Although a few better-off households with bigger unit size equipped their house with
relatively modern kitchens and bathrooms, they were criticized by their neighbors at

times for using more water or electricity due to the shared water and electricity bills.

At the neighborhood level, the disadvantages of living in Qianmen mainly included: (1)

distant transit services because the hutongs and alleys in the area were too narrow for
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buses and cars; (2) the accumulation of rain water in some courtyards and hutongs when
there was a heavy downpour in summer, because the drainage system was too old to drain
the water away in time; and (3) the vulnerability to fire damages because kitchens were
often in shabby extensions and it was extremely difficult for fire trucks to access the

house on fire through narrow hutongs.

But were there also good things about living in the neighborhood? The answer is “of
course”. It was surrounded by the Forbidden City, Tiananmen Square, Tiantan Park and
Qianmen Street among other nationally famous attractions. Many residents loved to visit
these attractions on a regular basis and were very proud of being in the vicinity of them.
In addition, rich first-class public facilities such as key public schools and hospitals were
located within or around Qianmen. With its central location, residents could also easily
access jobs and other resources. Moreover, grocery stores, barbershops and small

restaurants were just around the corner.

Moreover, for many residents whose families had lived there for generations, their
neighborhood was cozy and filled with memories, to which they felt strongly attached.
They enjoyed the lifestyle in hutongs: chatting with neighbors casually, playing Chinese
chess under ancient trees, roaming around in the morning and evening, hearing the voices
of the traveling peddlers and watching children playing in the hutongs. So rich and real
was the life outside in hutongs. Closing the door, the life inside in courtyards, on the
other hand, could be quiet, peaceful, or even secluded (courtyard houses offer privacy

from others) for some households who owned the whole courtyard house. And for some
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residents, especially the elderly, the one-story courtyard houses were convenient and one
could feel the spirit of the earth (Qi), which was thought to be good for human health due

to the human need to be connected with nature.

The residents liked the life here for another reason, that is, the relationships between
neighbors were different. As mentioned above, the hutongs served as the living room,
many courtyards were shared by several families, and most of the residents needed to use
public facilities situated along the hutongs. All these featured built environments which
underpinned rich social interactions among neighbors. In addition, many residents in
similar social status had lived here for generations with very low level of mobility. Years
of common residence created common values to maintain a friendly spirit and help each
other readily in everyday life and whenever emergencies occurred. Therefore, not only
did people feel friendly and safe in the neighborhood, but the social support networks
helped them get through pressures and difficulties, because, for many of them, neighbors

were not just neighbors, they were friends, and for some, extended family members.

The above attributes made Qianmen a nice place to live, in particular for the residents
with bigger units. With a bigger unit, their housing needs could be basically satisfied, and
the above attributes were good enough to offset the shortages; it was even worth
sacrificing modern amenities to stay. For low income residents with small units, it also
could be a viable place to live for the following reasons. It was an ideal place to run
family-owned shops and other informal businesses such as a stand fixing bikes, which

would provide extra income. The living costs in Qianmen were low: both rent and the
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corresponding utility fees were rather low with a small unit, and good accessibility to
jobs and public facilities saved their transportation costs as well. As shown above, 71%
of the residents were either retired or unemployed, thus, gaining extra money from
family-owned shops (and/or other informal businesses) and saving living expenses was

crucial for them.

However, for many it came down to the issues of space. The fact that 50,000 residents
lived in 1.09 square kilometers (109 ha), 21 square meters (about 226 square feet) each
family, had to be changed. And there is no doubt that the dilapidated neighborhood in
lack of modern facilities did not fit the needs of most residents. Moreover, due to the
deteriorating conditions in the area, some of the better-off moved out gradually and
rented their housing units to migrant workers who usually were considered by the
original residents as trouble makers. This demographic change undermined the base of
local security and community cohesion. The transformation of the once stable
homogenous community brought new social problems, such as suspicions on loss of
personal belongings. Under these circumstances, it is not difficult to imagine how the
residents were eager for the renewal of the neighborhood, which they believed could

bring them more living space and better quality.

e The Renewal Project

As a demonstration project, the Qianmen urban renewal project started around 2005
under the new policy orientation of urban renewal practices in Beijing. It is the first time

that a large-scale public-funded (six billion Yuan) urban renewal action targeted this area

47



since the founding of the People's Republic of China. As in a few flagship public-initiated
projects, the district government took overall responsibility in organizing the renewal
project; a public-owned development corporation was established to undertake the project,
and some experts and professionals were invited to give suggestions on the project
proposals. Although a private real estate company was involved in the early stage,
attracting private investment was no longer the prime aim. Instead, the purposes of the
project, according to the public documents, were to improve the residents’ living
conditions and to protect the historic urban area. Meanwhile, what was not included in

the public documents, but hard to deny, is that the beautification of “local images” was
another big concern of the government, since Beijing Olympic marathon runners would

pass through historic Qianmen Street.

In 2005, the urban renewal project started with the redevelopment of the commercial area,
the west part of Qianmen area, mainly Qianmen Street and two other hutongs--
Xianyukou(fresh fish) lane and Dajiang lan-- connecting directly with Qianmen street. In
addition, road construction and infrastructure updating were implemented in the whole
area. Caochang neighborhood started to be renovated in 2007. All the above projects

were done before the opening of the Beijing Olympics, while the renovation of the
courtyard houses in the other neighborhoods of the area was still underway. According to
the new version of “Development Plan for Qianmen Historically and Culturally
Demonstration Precinct” issued in 2012, the west part of the Qianmen area will feature its

traditional commercial function, cultural industries and tourism will be introduced in the
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central area to make the project financially viable, while residential function will be

retained in the east part (mainly Caochang neighborhood).

Although relocation was no longer compulsory, the district government encouraged the
residents to move out, given the high population density of the area and for the reason
that many courtyard houses would be preserved and new construction would be built in a
way congruent with the surrounding low-density historic buildings. In addition, the
district government has been trying to make room for the development of non-residential
functions, to balance the burdens of public finance. In this context, most of the

households moved out after urban renewal.

According to the general secretary of Qianmen area, up until the summer of 2009,
17,000 households moved out and 3,000 stayed. Among the households relocated, about
one fifth of the households chose Hongshan (an affordable housing neighborhood located
in the central city area) and one fifth moved to other affordable housing neighborhoods
(Longyue located in a suburban area is one of them) respectively. The other three fifths
got monetary compensation and used the compensation to purchase commercial housing
or rent from the market. Among the households that stayed, about 1,000 households live

in Caochang, and the others are dispersed within the whole Qianmen area.
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In the first round of moving out from 2005 to 2007, residents who did not choose to stay
received monetary compensation depending on the size and ownership® of their original
housing units. They could use the money to find their own housing in the market or apply
for affordable housing which they were given priority to access. The average unit size in
Qianmen area was 21 square meters (about 226 square feet) (Zhu 2005). With this unit
size, a public housing tenant could get compensation of 300,000 Yuan, which could cover
the cost of purchasing an affordable housing unit with the size of 100 square meters
(about 1, 076 square feet) (the price of affordable housing located in suburban areas is
2,600 Yuan per square meter, far less than the price of commercial housing) and its
remodeling and decorating. However, most of the affordable housing resources were
located in suburban areas back then. Therefore, just one fifth of the residents who moved
out fell into this category. The residents who were not willing to move to the suburbs
and/or did not like other qualities of affordable housing had to purchase commercial
housing or rent from the market. Three fifths of the residents who moved out fell into this
category and the decision of relocation was by their own choices, except in a few cases
where relocation was compulsory for public infrastructure construction and other public

interests.

Among the stayers, there were three types of households: (1) Households who wanted to

stay, usually households with bigger unit size who were happy to stay after the

1 The formula for calculating monetary compensation is: 8020Yuan <net areax1.333+other subsidies. The
public tenants were required to buy their housing units at a subsidized price (135 Yuan per Square meter)
before getting monetary compensation.
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infrastructure and housing facilities got improved: (2) Households who could not afford
to move out either because they did not accept the affordable housing’s location
(qualities), and could not afford commercial housing at the same time; or because they
had such a small unit that with the small amount of compensation and low income they
could not even afford the affordable housing though they would like to move to suburbs;

and (3) Households who were expecting a better offer.

After the first round, to help the stayers who could not afford to move out, the district
government provided another way of compensation in 2007: to be rehoused in Hongshan
affordable housing neighborhood which is located in the central city area. According to
the new compensation policy, when households moved to Hongshan, they could get their
unit size increased by 70% for free, and they were also offered a subsidized price to buy
extra room. The subsidized price was 4,900 Yuan per square meter, about half the price
of commercial housing in the area. Considering most of the stayers had small units, the
new compensation policy set the baseline of 13.1 square meters (about 141 square feet)
as the original unit size to calculate the size of rehoused units in Hongshan, for those
households with an original unit size below the baseline. This means that a household,
regardless of its income, could get at least 22.27 square meters (about 240 square feet)
free of charge in Hongshan. The new policy provided extra aid to low income households.
For households who can’t afford to buy extra space, up to 20 square meters (about 215

square feet) were provided for them to rent as public housing tenants (the monthly rental

% For housing owner, the percentage is 85%.
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was 3.5 yuan per square meter). Moreover, for those low income households covered by
the minimum living allowance, rental-subsidized public housing based on their family
size rather than their original unit size was offered in Hongshan. Under these
circumstances, the relatively high income households who did not want to relocate to
suburban areas and could afford to buy commercial housing in the central city area, got
access to affordable housing located in the central city area; with all kinds of aid, the low
income households got their living space increased and quality improved in Hongshan as

well. As a result, one fifth of the households that relocated moved to Hongshan.

After the two rounds of moving out, the stayers now included households that wanted to
stay, and households that still could not afford to move out, mainly low income
households which were not covered by the minimum living allowance. They usually had
more family members but smaller unit size, which means they needed a larger living
space, but would only get a small space in Hongshan for free. They did not have enough
money to buy extra space. And according to the compensation policy, they were only
qualified to rent up to 20 square meters (about 215 square feet) public housing in
Hongshan, rather than a bigger unit size based on their family size, for they were not
covered by the minimum living allowance. Under these constraints, what they could get
was quite far from meeting their housing needs; thus, they had to stay and hoped that the

government could address their problems.

For those stayers dispersing in the other neighborhoods in Qianmen area, the district

government encouraged them to relocate to the Caochang neighborhood by offering a

52



bigger unit than their original one as an incentive. Up until the end of the field work of
this study, 40 households had relocated to Caochang. Certainly, there has been a group of
stayers who keep expecting more, for the reason that they might add costly delays to the
project by becoming “nail households” (dingzihu). In this way, they sometimes could
hold out for better compensation (larger apartments or extra cash), for the negotiation on
compensation to some extent operated in a black box, even though there are official

documents clearly explaining how households get compensated.

Actually it was not uncommon that residents with better negotiation skills ended up with
more compensation. Residents who were not treated fairly complained about this sort of
unfairness. The residents were not happy with the fact that although the compensation
price was assessed by a third party not the government, which is considered as a way to
protect households’ benefits, it was still too low because of the out-of-date standards used
to assess. The residents also complained that all households got the same compensation

price regardless of the quality of their housing.

In spite of these weaknesses, compared with many of the previous practices, it is not hard
to see that the policy arrangements implemented in the Qianmen urban renewal project
offered more options for the households and provided extra aid to low income households
that helped them benefit from the relocation. Under the new policy arrangements,
households could get monetary compensation to buy affordable housing which they were
given priority to access; could be rehoused in the Hongshan affordable housing

neighborhood located in the central city area; or could get monetary compensation to buy
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housing from the market. If households were not happy with all the compensation options,
they could stay, except in a few cases where relocation was compulsory for public
infrastructure construction or other public interests. They made the decision based on
their own needs, which formed a solid base for them to get positive results. Moreover, the
new policy arrangements provided extra aid to low income households, in particular in
the second round of moving out: increasing their baseline size of compensation to 13.1
square meters (about 141 square feet), offering them up to 20 square meters (about 215
square feet) to rent with subsidized price, and proving rental-subsidized public housing
based on family size rather than original unit size to those low income households
covered by the minimum living allowance. The above features indicate that as a
demonstration project, the policy arrangements in Qianmen project under the new policy
orientation of urban renewal in Beijing showed efforts to resume more of its role in
delivering welfare and redistributing wealth, and to involve more publics’ opinions by

offering them multiple options.

Nevertheless, we have to accept that the decision mechanism was still a top-down model-
- the district government had the dominant power to make decisions on renovation
objectives and strategies, as well as the allocation of most public funding and resources.
Under this strong institutional constraint, although the residents were empowered with
more choices to make decisions based on housing needs to a greater extent rather than
forced relocation, they seldom got a say on such important decisions as when they moved,

how much the compensation standards were, how Qianmen area was going to be
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developed and how the affordable housing should be designed Some residents tried to
express their opinions, but their voices were rarely heard, which means much more still

need to be done to promote public participation.

The debate over the “pluses” and the “minuses” of the Qianmen project is still underway.
This study looks into the results through investigating the experiences of the original

residents before and after the urban renewal.
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Chapter 4: Research Design

4.1 Research Questions

The study examines the influences of the urban renewal project on the original residents
of Qianmen area. Did they suffer from the physical, social and/or economic costs of
urban renewal as was widely documented by the available literature, or did they take the
opportunity of relocation to improve their residential environment? It is particularly
concerned with the social impacts of urban renewal as with previous seminal works. And
further how did the policy arrangements contributed to these outcomes, and how can the

policy arrangements be improved in the future?

Inspired by the view of Parkes et al. that “a single, unifying, subjective measure of the
quality of neighborhood life appears to be an appropriate benchmark against which to
measure the impact of many neighborhood attributes.” (Parkes, Kearns et al. 2002), this
study is going to employ “residential satisfaction” as an evaluative indicator to
understand the original residents’ experiences before and after urban renewal. It is an
exploratory inquiry rather than a positivist deductive testing with preconceived

hypotheses. More specifically, the study explored the following questions:

(1) Whether or not the residents are more satisfied with their residential environment
after the urban renewal than before? And what they are (were) satisfied with, what they

are (were) not?
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(2) Do residents relocated to different neighborhoods have different levels of residential
satisfaction? And are residents with various demographic and socioeconomic

backgrounds different in the level of residential satisfaction?

(3) What is the significance of physical determinants, social attributes and policy factors

predicting residential satisfaction?

By examining these questions, the study evaluates the results of Qianmen urban renewal
project from the perspective of residents’ experiences, based on which policy
implications will be made. Related to these empirical questions, the study sheds light on
the ongoing debates about the urban renewal processes and outcomes between a
predominantly negative displacement view embedded in a gentrification discourse, and a
more open, balanced view for analysis of urban renewal processes and outcomes in

different social economic and cultural contexts.

4.2 Research Design

e The Population

The study investigated both the residents who remain in Qianmen area and the residents

who moved out of Qianmen after the urban renewal.

As introduced in chapter three, among the 20,000 original households in Qianmen,
17,000 households moved out and 3,000 remained as of the summer of 2009. Among the

households that stayed, about 1,000 households live in Caochang, and the others are
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dispersed in the whole Qianmen area. Among the households relocated, about one fifth of
the households chose Hongshan (an affordable housing neighborhood located in the
central city area) and one fifth moved to other affordable housing neighborhoods
(Longyue, located in a suburban area, is one of them) respectively; the other three fifths
got monetary compensation and used the compensation to purchase commercial housing

or rent from the market.

Based on these situations, the study mainly targeted three groups of post-urban-renewal

residents who live in Caochang, Hongshan and Longyue (Fig.4-1):

(1) Caochang is the neighborhood where most of the stayers live and which had been
renovated by the time the field works of this study started.

(2) Hongshan is the neighborhood which accommodates the most relocated
households. They represent the households who were rehoused in the central city
area.

(3) Longyue is the suburban neighborhood where the relocated households could be
tracked. They represent the households who got monetary compensation and

moved to affordable housing neighborhoods in suburban areas after urban renewal.
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Figure 4-1: The location of the three neighborhoods

e Data Collection and Analyses

The research is mostly based on primary data from in-depth interviews, and to a lesser
extent based on statistical data, content analysis of public documents and other media. It
began with interviewing officials and planners to get background information about the
urban renewal project and the targeted population (see appendix 1 for the interview
questions). The officials and planners interviewed include: 2 planners from the Beijing
Municipal Institute of City Planning and Design, 2 officials from the Qianmen subdistrict
(Jiedao) office, 4 officials from the Caochang neighborhood committees, and 2 officials

from the Longyue neighborhood committee.

In the second phase, the study did face-to-face in-depth interviews with the original
residents of Qianmen. The study initially planned to use random sampling of the home
address to choose the subjects. However, getting precise home address information was

an impossible task due to the lack of statistical data and the ongoing urban renewal
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project. Therefore, snowball and purposive sampling techniques were used to identify the
participants. The initial participants were sought through interactions with the residents
through a door-to-door method or in the public spaces of these neighborhoods. Then
through snowball sampling, more subjects were identified. To make sure the sample can
represent each sub-group (gender, age, education, work status), the investigation sought
the cooperation of the neighborhood committees. Through the reference of the

neighborhood committees, subjects who were less represented were recruited.

Initially, the study planned to interview 100 residents from discrete households, 30 for
each targeted neighborhood respectively, and if possible, another 10 residents who got
monetary compensation and bought housing from the market. Constrained by the time
availability of the field work and the difficulty of accessing the subjects, in the end, 72
residents from different households were interviewed. Among them, 25 live in Caochang,
20 in Hongshan, 21 in Longyue, and 6 residents relocated to housing they bought from
the market. The unit of analysis is the individual interviewed, whose opinion may not
represent the opinion of the whole household. Table 4-1 shows the characteristics of the

interviewees.

According to the investigation by the Beijing Academy of Social Sciences, 71% of the
original residents in Qianmen were either retired or unemployed, therefore, the average
individual income was just 1000 Yuan per month(Zhu 2005). The statistics provided by
the Qianmen subdistrict (Jiedao) office shows that the average household size was 2.5 in

Qianmen. Based on these numbers, it is estimated that the average household income in
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Qianmen was about 2500 Yuan per month. Fifty six percent of the interviewees of this
study were not working (either retired or unemployed), 18.1% interviewees had a
monthly household income less than 2000 Yuan and 47.5% interviewees had a monthly
household income between 2000 and 5000 Yuan. The statistics provided by the
Caochang neighborhood committee shows that 52.2% of the residents in Caochang
neighborhood were in their fifties and above, whereas the proportion of the residents in
their fifties and above was 58.9 % in this study. The comparisons® between the
characteristics of participants in this study with the profile of the general population
indicate that higher status groups are likely over-represented and that the elder age groups

are slightly over-represented as well in this study.

The study made efforts to balance people of different genders in each age group. The
study also put special effort to recruit participants who are young and who are highly
educated. Although they still account for a very small portion of the participants, their
inclusion in this study did represent the insights of these social groups, which formed a
better base for the study to understand the experiences of the residents across the whole
spectrum. Taken together, table 4-1 shows that the sample involved residents from a
broad range of backgrounds (see appendix 3 for sample characteristics of study

participants by income and by age).

3 The income and employment information of the interviewees were collected during 2009-2010, whereas
the data of the general population were collected in 2005. Constrained by this limitation, the comparison
has limitations. However the data of the general population is the only public-accessible data at this spatial
scale, in Beijing, China, and the intention of the comparison is to give reader a general sense of the
representativeness of the sample.
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Table 4- 1: Sample characteristics of study participants

Caochang Hongshan Longyue Other Total

N=25 N=20 N=21 N=6 N=72
';/I?LZI 54.2% 50.0% 52.4% 14.3% 48.6%
Gender emale 45.8% 50.0% 47.6% 85.7%  51.4%

29 and below 8.0% 10.0% 9.5% .0% 8.2%

Age 30to 39 8.0% 5.0% 14.3% 14.3% 9.6%
40 to 49 24.0% 15.0% 28.6% 28.6% 23.3%
50 to 59 32.0% 55.0% 33.3% 57.1% 41.1%
60 above 28.0% 15.0% 14.3% .0% 17.8%

primary school 15.0% 5.0% 9.5% 0% 9.1%
Education middle school 10.0% 45.0% 14.3% .0% 21.2%
high school 50.0% 30.0% 33.3% 80.0% 40.9%
college 25.0% 15.0% 42.9% 20.0% 27.3%

graduate and above 0% 5.0% 0% 0% 1.5%
Not working 72.7% 50.0% 61.9% .0% 55.7%
Occupation blue collar 18.2% 15.0% 4.8% 42.9% 15.7%
white collar 4.5% 25.0% 14.3% .0% 12.9%

self-employed 4.5% 5.0% 19.0% 0% 8.6%

officials .0% 5.0% .0% 57.1% 7.1%

<1200 10.5% 11.8% .0% .0% 6.6%
Income 1201-2000 21.1% .0% 4.8% 50.0% 11.5%
2001-5000 47.4% 47.1% 47.6% 50.0% 47.5%
5001-8000 5.3% 23.5% 14.3% .0% 13.1%
>8000 15.8% 17.6% 33.3% .0% 21.3%

The interview questions included both close-ended and open-ended questions. Informed

by the residential satisfaction literature, the questions were trying to cover all possible

factors contributing to residential satisfaction, and particular focus was given to social
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interaction factors. These factors include: (1) the residents’ social economic and
demographic background (gender, age, education, income, occupation) measured
objectively; (2) their housing situations before and after (unit size, tenure, length of
residence, facility conditions) measured objectively; (3) their social interactions before
and after (neighbors and social intimates) measured both objectively and subjectively; (4)
their subjective perception of the factors making them like or dislike their residential
environment; and (5) their moving willingness and opinions about the policy
arrangements. The factors of the first two categories and their evaluations of residential
satisfaction were covered by close-ended questions, while the others were covered by
open-ended questions, which gave the residents the opportunity to express their views

freely.

Appendix 2 shows all the interview questions. Under the general open-ended questions, a
few detailed questions are also listed to guide additional questions when these contents
were not covered by the respondents. The interviewing process did not necessarily follow
the question sequence which was shown in appendix 2, for some of the questions are
related in spite of being listed in different parts. For example, while discussing their
social interaction with neighbors and local intimates before the urban renewal, some
respondents would also mention their intimates who lived out of their neighborhood. In
this circumstance, | would ask them this information first, and then go back to the

question of neighborhood social interaction after the urban renewal later.
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Both quantitative and qualitative analyses were employed in the study. The quantitative
analyses were trying to identify generality of the specific observations. However,
constrained by the limited sample size, the quantitative analysis is more in the sense of
providing the basis for the qualitative discussions rather than providing conclusive

statistical evidence.

The level of residential satisfaction as the dependent variable was measured in the five-
point Likert scale: very satisfied (=1), fairly satisfied (=2), okay (=3), slightly dissatisfied
(=4), very dissatisfied (=5). Based on the ordinal nature of the dependent variable, (1) A
Wilcoxon signed-rank test was used to test the difference of residential satisfaction before
and after the urban renewal; (2) Kruskal-Wallis tests were run to test whether residents
living in different neighborhoods have different level of residential satisfaction, and
whether residents with various demographic and socioeconomic backgrounds differ in
their level of residential satisfaction; (3) ordinal logistic regressions were used to test the
significance of independent variables predicting the level of residential satisfaction. The

findings of these quantitative analyses formed the basis for qualitative discussions.

In the study, the qualitative analysis was intended to deepen understanding and explain
the quantitative findings, and discuss the relevance or applicability of the existing
theories to the Qianmen case. Informed by the existing literature and the identification of
recurring category-grounding phrases in the narratives across the interviewees, the study
did inductive coding based on the question | was exploring. After careful coding, the

percentages of respondents mentioning the factors were calculated. The attribute that the
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residents were satisfied and/or dissatisfied with before and after the urban renewal is the
main concern of this study. The interviewees’ responses to the questions were coded into
six categories: (1) unit size, (2) unit quality (layout, facing, deficiencies and so on), (3)
neighborhood environment (open spaces, landscape, parking, street pavement and
sidewalks and so on), (4) access to public facilities and other resources (the access to
education resources, healthcare facilities, jobs, neighborhood social services, retail
facilities, etc.), (5) good social interaction with neighbors, and (6) social conflicts with
neighbors. The neighboring activity between neighbors is another concern of the study.
The activities mentioned by the respondents were coded into three types: socializing
activities (greetings, chats, home visits, sharing leisure time, etc), social supports
activities (exchanging goods and services, emergency care such as taking a neighbor to
the hospital, and everyday care such as taking care of a neighbor’s children after school),
and social bridging activities (providing job information, provide direct referral to a job,

provide information for career design).

The narratives of the respondents were quoted* and woven with their background
information to demonstrate their feelings and perceptions, and the meaning was further
interpreted to clarify and explain the quantitative findings, and to discuss the relevance or

applicability of the existing theories to the Qianmen case. By doing so, the researcher was

* The quotations were translated from Chinese to English. In this circumstance, they are good
approximations of what people told you, not exact equivalents.
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trying to base the discussions on neutral findings rather than idiosyncratic interpretation.
When quoting, the study gives more weight to the informants who are more articulate and
reflective, and/or enjoy talking about events in detail and therefore whose narratives carry

richer information clarifying the quantitative findings and existing theories.

e Limitation of Research Design

The study was trying to investigate the experiences of both the residents who remain in
Qianmen area and the residents who relocated after the Qianmen urban renewal project.
However, three fifths of the latter got monetary compensation and used the compensation
to purchase commercial housing or rent from the market. Except for a few, this group of
residents could hardly be tracked, and therefore was not been focused in the study. This
fact should be kept in mind when analyzing data and reaching conclusions. Future
research should attempt to include this group of households to make better grounded

arguments on urban renewal processes and outcomes.

Snowball sampling and purposive sampling were used to identify the participants in the
data collection process. These methods facilitated access to the subject and showed the
deliberate effort to obtain representative samples through the inclusion of various groups.
However, these methods are subject to numerous biases. Involving participants via the
researcher’s own interactions with the residents through the door-to-door method or in
the public spaces of these neighborhoods might lead to an oversampling of unemployed
participants. Seeking participants through neighborhood committees committee might

risk a bias toward participants with higher neighborhood involvement. The residents who
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have something in common and /or have more contacts are more likely to be recruited
through snowball sampling. These biases and the small sample size limit the potential

power of generalization of this study.
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Chapter 5: Accessing Residential Satisfaction

This chapter starts with a discussion of the three neighborhoods--Caochang, Longyue and
Hongshan--where the participants live after the urban renewal. This provides an overall
picture of the impact of urban renewal and the advantages and disadvantages of living in
these three neighborhoods. Based on this descriptive analysis, the quantitative analyses
examines the following questions: whether the residents are more satisfied than before;
whether the residents living in different neighborhoods after the urban renewal differ in
their level of residential satisfactions; whether the residents with various demographic
and socioeconomic backgrounds have different levels of residential satisfaction; and what
is the significance of physical determinants, social attributes and policy factors in

predicting residential satisfaction?

5.1 Neighborhoods after Urban Renewal

This part is a descriptive analysis. Based on the subjective evaluation of the residents
shown by the interview data and the objective conditions reflected by other data, the
advantages and disadvantages of the residential environment in the three neighborhoods
will be discussed. The conditions of the residential environment before and after will be
compared to indicate the negative and positive impacts of the urban renewal project.
Physical (both housing unit and neighborhood), social and economical attributes of the

residential environment are included in the discussion.
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e Caochang Neighborhood

Caochang neighborhood is located in the east of Qianmen area. With its central location,
residents have easy access to rich first-class public facilities, jobs and other resources
(table 5-1). It has 14 Hutongs, 533 courtyards, and of 3500 previous households, some
1000 remain. At the time of investigation, about 40 original households living in other
neighborhoods of Qianmen area had relocated to Caochang neighborhood, and more will
be expected (interview data). For the original residents of Caochang neighborhood, the
space of their housing units remain the same as before, but the families relocated to
Caochang neighborhood had seen a 50% increase of their housing unit size according to

the compensation policy.

Table 5-1: The public facilities: Caochang, Hongshan and Longyue®

Caochang Hongshan Longyue
Bus lines(#) 30 6 4
Public Frequent Frequent  Infrequent
Transit service service service
Subway lines(#) 2 1 1
First —class 4(Xiehe, 2 1(Huilongguan)
Public Tongren,
Hospital Beijing,
Tiantan)
Pre-school daycare(#) 8 3 7
Education Public 8 2 2
Institutions Private 0 1 5
Within 1 km  Primary schools(#) 15 2 1
Middle schools(#) 12 1 1

® The table was based on the data retrieved from http://www.aibang.com/
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The renovation of the neighborhood began at the end of 2007. The renovation improved
the general housing quality and infrastructure in the neighborhood. More specifically, the
surrounding hutongs were widened, and sidewalk trees were planted. All the other
hutongs were re-paved. Water, electrity and gas lines, as well as sewage system and

public toilets were upgraded (Fig.5-1).

Figure 5-1: The images of Caochang neighborhood before and after

Resource: Yandujicheng.(2009). Caochang Hutong [Photo].Retrieved from
http://bbs.zm7.cn/thread-16108-1-1.html

For public housing, some of the mostly dilapidated courtyard houses were demolished
and rebuilt in the same way as the original. The surviving courtyards underwent a facelift,
giving them a fresh appearance. The courtyard houses were remodeled and refurbished:
new windows and doors are more energy efficient; gas stoves for heating were installed;
new water and electricity lines and meters make supply more stable and allow for

separate bills for each family; and modern kitchens and bathrooms were provided when
70


http://www.nciku.cn/search/en/sidewalk
http://www.nciku.cn/search/en/tree

space was available. The shabby extensions owned by residents who moved out were
demolished to restore the previous court yards; those owned by the stayers were rebuilt
with better construction materials and in a style more congruent with the surrounding
historic buildings. For privately-owned housing, the decision of rebuilding or remodeling

and refurbishing depended on the owners, who needed to pay 20% of the costs.

Many residents appreciated the improvements in housing quality and infrastructure. The
convenience and comfort brought by the renovation was a constant theme in my
conversations with the stayers, although the quality of the construction and the facilities
were questioned by some residents at times. For the most part, residents were
appreciative of at least some of the changes taking place in their neighborhood such as
clean hutongs and public toilets. Furthermore, the physical improvements enabled a few
residents to envision the possible rising of their property value and the opportunities
through which they might benefit from the further development of the neighborhood after

the renovation by opening a family store or even running a food stand if allowed.

Enjoying these improvements and new opportunities, two types of residents are more
likely to stay. The first type is the elders or the residents with bigger housing units who
have less desire to move out. As the existing literature indicates, elders are more likely to
build strong attachment to the neighborhood and have low levels of expectation.
Residents with bigger housing units are not as desperate to increase their living space as
the residents who moved out. The second type is residents who have very low household

income or special needs for medical care or education facilities in Qianmen. The very
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low income families care more about the opportunity of increasing income by running a
family store or even a food stand than a bigger unit, which usually costs more utility fees,
while for the latter, the first-class hospitals and schools around Qianmen area are
irreplaceable resources. These two types of residents remain in Caochang neighborhood
voluntarily. There is another type of resident who stays involuntarily. These residents
generally have relatively low household income and live in small public housing with a
big family. As mentioned in Chapter three, they need larger living space, but cannot

afford to move out due to all kinds of constraints.

For those willing to stay, they are happy that they were not forced to move out. In this
way, they can still have access to first-class public facilities, jobs and other resources
easily and stay in their home in which they lived for generations and therefore felt
strongly attached. In addition, they can still enjoy their ways of social interaction in the
neighborhood, such as watching out for each other, helping each other or even just
casually chatting with each other. However, they do feel the social interactions are not as
dense as before, which they really missed. Similarly, for those who would have preferred
to move out to increase living space but were constrained by all kinds of conditions, the
moving out of their neighbors made them feel lonely and lose some of the social supports
from their neighbors as well, although it did relieve them from some of the tensions with

their neighbors due to the overcrowding which previously bothered them very much.

What the stayers are also not happy with is the reality that the newly redeveloped

facilities in the commercial area, the west part of the Qianmen area, are not for the local
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people, whereas most of the small neighborhood grocery stores and markets, restaurants
and other daily utility shops once scattered in almost every hutong were either closed
when the owners relocated or were eliminated for widening the hutongs or making room
for infrastructure construction. The inconveniences of losing these amenities within
walking distance were a constant complaint of the respondents, though some of the more

optimistic interviewees thought it would be getting better in the future.

In addition, the stayers are also annoyed by the dust and noise brought by the ongoing
demolition and rebuilding of the courtyard buildings and the infrastructure construction

in the surrounding neighborhood. Moreover, some of the stayers have concerns over the
cultural heritage of the neighborhood--the renovated buildings lack the fine craftsmanship,
ruining the architectural grace of the old courtyard houses to some extent, which is
actually a common problem faced by some other renovated historic neighborhoods in

Beijing, such as Nanchizi(Qian 2009).

All in all, the renovation of the neighborhood did preserve the traditions and customs of
the hutong residential environment in the central city to some extent; improve the
physical living conditions of the stayers in some aspects; and raise their property value
and offer other opportunities through which they might benefit from the further
development of the neighborhood. These improvements led 71% interviewees of
Caochang to report that their general living conditions were better or much better than
before. However, some stayers still face the problems of small housing units without

modern equipment-- the average unit size after the renovation is only 44 square meters
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(about 474 square feet),, half of housing units were not equipped with modern bathroom.
And the stayers also suffer from losing their social support and the amenities within
walking distance among others (table5-2). As a result, many stayers have very mixed
feelings about the renovated neighborhood: they enjoy the improvements, but are also

annoyed by the remaining problems.

Table 5-2: Features of remaining in Caochang

Advantages e Good access to rich first-class public

facilities, jobs and other resources
easily

e Stay in their home which they lived in
for generations, therefore felt strongly
attached to

e Enjoy their original way of social
interactions in the neighborhood

e No property maintenance fee, Low
utility fees

Disadvantages Small housing unit ;

e Lack of modern equipment

Positive effects

Better housing and infrastructure

conditions ;

e Possible rising of their property value;

e Possible opportunities opening a family
store or running a food stand

¢ Relieving from the tensions with their

neighbors due to the overcrowding

Social interactions are not as intensive

as before

e Lack of some amenities(such as
restaurants barbershops) within
walking distance

e The renovated buildings lack the fine

craftsmanship of the past

Negative effects

74



e Longyue Neighborhood

Longyue is a neighborhood in Huilongguan, one of Beijing’s residential suburbs located
in Changping district of Beijing, about 30 km to the north of Qianmen area. Since the end
of the 20th century, Huilongguan has been becoming one of the largest areas in Beijing
where affordable housing estates are clustered and about 300,000 people now live. As
one of these affordable housing estates, Longyue was built in the middle of 2000s. In the
sub-neighborhood investigated by this study, there are 22 six-story buildings in the gated
community, which accommodate previous residents from both Qianmen and other old
city areas who were impacted by urban renewal and thus offered priority to get access to
affordable housing; as well as ordinary qualified residents who got their affordable

housing apartments after years of waiting.

Figure 5-2: The images of Longyue neighborhood

Resources: Longyuesiqu [Photo]. Retrieved from
http://beijing.anjuke.com/community/photos2/b/details/372021_3
http://beijing.anjuke.com/community/photos2/b/details/372021_47
http://beijing.anjuke.com/community/photos2/b/details/372021_38
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The apartments in the neighborhood are either two-bedroom with 97 square meters (about
1,044 square feet) or three-bedroom with 127 square meters (about 1,367 square feet).
This means for the original residents of Qianmen area there is a big increase in their
housing unit size, compared with the previous 22 square meters (about 237 square feet)®.
Furthermore, the apartments are equipped with private kitchens, bathrooms and gas
heating, have a better layout and are south facing. Meanwhile, there are more parking
spaces and outdoor spaces in the neighborhood which are carefully designed and are well
maintained. Clearly, the bigger and well-equipped and designed apartments with a better
outdoor physical environment provide the residents with more comfortable and
convenient living conditions than their old dwellings, which was a constant theme in

conversations with the interviewees.

The other advantage about the housing frequently mentioned by the interviewees is that
they are homeowners now, though there are constraints on the using and selling of their
property as affordable housing. And they realized homeownership at a low cost. With the
average unit size of 22 square meters (about 237 square feet), most of the interviewees
got enough compensation to cover not only the cost of purchasing the housing unit but

also its remodeling and decorating.

Furthermore, since it is far away from the central city, it is peaceful and quiet, and has

less air pollution, which is a fresh experience for those residents who had suffered

® This unit size is the one on which the compensation was based. Whether unofficial extensions were
counted depended on the negotiation between the resident and the staff in charge of the compensation.
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enough from the original noisy and over-crowded neighborhood. But on the other hand,
for some people, the suburbs are simply too quiet and too boring; they really miss the

vibrant life in the central city.

What most residents also miss is the social support networks in the original neighborhood.
Relocating to a suburban area made them lose some of their previous local connections,
and they find that it is very hard to replace them with new local connections in the current
neighborhood with modern apartment buildings, though a couple of interviewees
reported that one or two of their original neighbors relocated to Longyue as well, which
comforted them somewhat. Many residents complained that neighbors who used to help
each other now lived behind the closed doors. Furthermore, some residents still feel
strongly attached to the physical environment of Qianmen area-- they miss the
neighborhood enriched with history and culture which they appreciated and were proud
of, and they miss the familiar sights and sounds which they experienced for decades.
They feel sad about the loss of this kind of sense of belonging and feel that they are

country people not city people any more.

In addition, living in the suburbs also means the residents face the problem of inadequate
first-class public facilities such as good hospitals and schools. In Beijing, most first-class
public facilities are concentrated in the central city area, and it usually takes many years
for the relevant services to settle in a newly developed area. It was only since the end of
last century that Huilongguan area started to be developed. On the other hand, in the area

where affordable housing estates are clustered, public investment in public facilities and
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services has been limited. Therefore, it lags far behind in the provision of public

facilities and services. A comprehensive survey conducted to evaluate social service
provision in new housing estates shows that Huilongguan was among the top 3 worst
areas in 5 categories of service: food and restaurants, healthcare, education, entertainment,
and child recreation facilities(Zhang, Yin et al. 2006; Qian 2009). Among the three
neighborhoods investigated by this study, Longyue is the worst in terms of first-class
public hospitals and schools (table5-1). Family members of some interviewees still need

to travel back to the central city for medical care or education.

For those still working, the residential suburb also requires a long commute to work,
since the residential satellite strongly depends on the central city for working
opportunities. However, public transportation options are limited. As table5-1 shows, just
4 bus lines serve the neighborhood and often with low frequency, compared with 30
serving the Qianmen area. Although the terminal of light rail line 8 is close to Longyue
and taking the train is only a short trip, it is crowded with people commuting to work
during rush hour, and the cost is also a burden for low income residents. For some of the
better-off who own a car, driving to work could take hours, since they have to face rush
hour traffic jams every day. Clearly, the time and money cost of commuting between the
neighborhood and the central city area is a major source of discontent about living in

Longyue.

The impacts of the above advantages and disadvantages for those relocating to Longyue

vary across different groups of people. The residents who voluntarily relocated to

78



Longyue made the decision based on their own trade-off of the gain and loss. This group
of residents is more likely to be those (1) who are retired and still healthy and whose kids
have grown up, therefore, don’t worry about the commute to work, good schools and
hospitals; and (2) who are still in their late twenties or early thirties, so have no kids or
have kids who are still too little to go to school, and who have a flexible working
schedule or have a job along the light rail line or in the north part of the central city, so
commuting to work is still acceptable. These two groups of residents benefit from the
relocation the most, for the new housing units fit most of their housing needs in spite of
certain sacrifices, and they realized homeownership at low cost, which they could not

afford otherwise.

For some of the residents involuntarily relocated due to the infrastructure construction,
the result is mostly painful. They were often strongly attached to the original
neighborhood economically, socially, psychologically or physically. The disruption from
the original neighborhood made them lose extra money from their informal businesses,
social support networks they used to rely on, and/or familiar physical environment. And
the relocation to Longyue further made some of them subject to challenges such as long-
distance traveling back to the central city area (for work, health care and kids going to
school), increasing costs of property maintenance fee and utility fees due to the spacious

new housing, and so on.

All'in all, relocating to the suburban area enabled the previous public tenants to realize

homeownership and did improve their living conditions in terms of the quality of the
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housing unit and the neighborhood open spaces. Therefore, among the interviewees of
this study, 80% reported that their general living conditions were better or much better
than before. However, the relocation to the suburban area also means disruption of
previous social connections, loss of sense of belonging to the original neighborhood,
inadequate first-class public facilities, and long distance commuting among others. The
residents most strongly attached to the original neighborhood suffered the most from the
forced relocation. For the others, mostly they are happy about the improvements, but at

the same time complain more or less about the problems (table5-3).

Table 5-3: Features of relocating to Longyue

Advantages e Less air pollution than the central city area

e Peaceful and quiet

Disadvantages Lack of first-class public facilities

e Long distance commuting to jobs and other
resources

Positive effects

Better housing units
e Realizing homeownership at a lower cost

e Better neighborhood open spaces and
infrastructure conditions

¢ Relief from tensions with their neighbors due to
overcrowding

Negative effects

Disruption of previous social connections

e Loss of sense of belonging to the original
neighborhood

o loss of extra money from informal businesses,

and increasing costs of property maintenance

fee and utility fees
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e Hongshan Neighborhood

Hongshan is located between the southeast second ring road and third ring road, about
5km to the southeast of Qianmen area, a much better location than that of Longyue.
Forty-two high-rise buildings with floor area of about 1.44 million square meters (about
15.5 million square feet) have been constructed in the area of 37.03 ha, since Feb. 2006,
which will provide 10,000 affordable housing units for middle and low income
households. About one third (3,500) of the units accommodate households from the

Qianmen area (interview data).

Figure 5-3: The images of Hongshan neighborhood

Resources: Hongshanjiayuan [Photo].Retrieved from
http://beijing.anjuke.com/community/photos2/b/details/79619 1
http://beijing.anjuke.com/community/photos2/b/details/79619 70

The size of the apartments in the neighborhood varies from one-bedroom (41-61square
meters, about 441-657 square feet), to three-bedroom (90-128 square meters, about 969-

1,378 square feet). For the interviewees of this study, the average unit size is 102 square

meters (about 1,098 square feet), which means a more than fivefold increase compared
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with the original 18 square meters (about 194 square feet), the smallest one among the
three neighborhoods investigated. Furthermore, the new apartments have all the modern
conveniences with private kitchens, bathrooms and gas heating. The bigger, well
equipped and designed apartments provide the residents with a more comfortable and
convenient living environment than their old dwellings, which was a constant theme in
my conversations with the interviewees, though a few residents are not happy about the
layout of the apartment and the inconvenience of using crowded elevators due to the

high-rise nature of the buildings.

In addition, most of the residents realized full home ownership or part home ownership (a
part of the housing unit is owned by the resident and the other part is rented by the
resident from the housing authority). For the interviewees of this group, the percentage of
the former is 37.5%, the latter 56.2%, compared with the fact that only 26.3% of the
residents owned their housing units before. The residents were appreciative of the home
ownership; however, they realized home ownership at a higher cost than the residents
relocated to Longyue. More specifically, with the average unit size of 18 square meter,
they can get some 40 square meter (18*1.333*170%) for free in Hongshan, for the extra
space, they paid 4,900 Yuan per square meter, which made the average cost for full home
ownership about 300,000 Yuan (62*4,900). This was a huge burden for the residents with
limited income. Another burden for some of the low income residents is the property
maintenance fee and increasing utility fees along with moving to a spacious modern

apartment.
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Even though the residents who relocated to Hongshan paid higher costs for the
improvement, aside from the bigger and better-equipped apartment and home ownership,
the residents chose to move to Hongshan for another important reason----its location.
Hongshan is located in the central city area, between the second ring road and the third
ring road, just 5km from Qianmen, which means the residents have better accessibility to
public transit, public services and facilities than their counterparts relocated to most of
the other affordable housing neighborhoods in the suburbs (table5-1). However, leaving
Qianmen--an area with better schools, nearby hospitals, and convenient shopping-- and
moving to a relatively peripheral and newly developed neighborhood does limit their
choices. Some of the residents complained that the newly built neighborhood lacked
services such as post offices, banks, neighborhood stores and a health center; therefore
they still needed to go to the surrounding neighborhoods or back to the original
neighborhood for grocery shopping, health care or schooling. However, many of them

believe that the problems would be ameliorated gradually in the future.

What the residents are also happy with is the fact that some of their local social contacts
moved to Hongshan as well. This let them keep their original social interactions and
made their adaptation to the new environment easier. However, some residents do feel
that social interactions are different in the newly developed neighborhood that features
high-rise buildings. They used to enjoy much more social life in Qianmen. Now, they feel
that they live behind closed doors, which makes them somewhat isolated. Therefore,
there is no doubt that the frequency of social contact is dropping and the good tradition of

“neighborhood watch” is dismissing to some extent. Furthermore, some residents
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expressed grief for leaving the neighborhoood where they lived for decades and thus felt
strongly attached to, and which was enriched with history and culture which they

appreciated and were proud of.

Overall, most of the residents in Hongshan have mixed feelings about their relocation,
even though almost all the residents moved to Hongshan voluntarily, rather than chosing
to stay or buying housing from the market. As discussed before, the development of
Hongshan was to help the stayers who could not afford and/or had higher expectations
after the first round to move out, by providing extra aid to those with the most difficulties
and offering affordable housing located in the central city area. This way, both the
relatively high income households who did not want to relocate to suburban areas gained
access to affordable housing in a better location, and with the subsidies the low income
households increased their living space. There is no doubt that the residents appreciate
the good location and the improvements in housing. Among the interviewees of this study,
95% reported that their general living conditions were better or much better than before.
However, for some with limited income, the costs could be a big burden, and the quality
of high-density affordable housing made some of the residents, in particular those with
relatively high income and generally high expectations, less content; and both groups
suffer to a certain extent from the disruption of previous social connections and loss of

sense of belonging to Qianmen (table 5-4).
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Table 5-4: Features of relocating to Hongshan

Advantages e Location is acceptable

Disadvantages e The less desired quality of high-density
affordable housing

Positive effects e Better housing units

e Realizing full homeownership or part
homeownership at a higher cost

e Better neighborhood open spaces and
infrastructure conditions

o Relief from tensions with their neighbors
due to the overcrowding

Negative effects e Disruption of previous social connections
to some extent
e Loss of a sense of belonging to the original
neighborhood
e Loss of extra money from their informal
businesses, and increasing costs of property
maintenance fee and utility fees

5.2 Quantitative Analyses of Residential Satisfaction

The previous descriptive analysis clearly shows that although most residents reported
their general living conditions were better or much better than before, many residents
have mixed feelings about the impacts of the urban renewal project on their residential
environment. The next part will employ “residential satisfaction” as an evaluative
indicator to examine the overall effects of the Qianmen urban renewal, inspired by the
view of Parkes et al. that “a single, unifying, subjective measure of the quality of
neighborhood life appears to be an appropriate benchmark against which to measure the
impact of many neighborhood attributes.” (Parkes, Kearns et al. 2002). It will use
guantitative analyses to answer the following questions: whether the residents are more

satisfied than before; whether the residents living in different neighborhoods after the
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urban renewal differ in their level of residential satisfactions; whether the residents with
various demographic and socioeconomic backgrounds have different levels of residential
satisfaction; and What is the significance of physical determinants, social attributes and

policy factors in predicting residential satisfaction.

In the five-point Likert scale: very satisfied (=1), fairly satisfied (=2), okay (=3), slightly
dissatisfied (=4), very dissatisfied (=5), the participants reported level of residential
satisfaction skews toward dissatisfaction before the urban renewal (table 5-5). However
they show a much higher level of satisfaction after the urban renewal with mean score of
2.2 compared with 3.4 before (table 5-6). A Wilcoxon signed-rank test further indicates
that the Qianmen urban renewal project did elicit a statistically significant change in the
households' level of residential satisfaction (Z = -5.461, p = 0.000). Indeed, the median
level of residential satisfaction was 3 before the urban renewal and 2 after the urban
renewal. The result reveals that overall the Qianmen urban renewal had positive impacts
on the residents’ residential environment, in other words, the residents tend to benefit

from rather than suffer from the project.

86



Table 5-5: Residential satisfaction level before the urban renewal

Caochang Hongshan Longyue Other Total

N=25 N=20 N=21 N=6 N=72
Very satisfied 15.8% .0% .0% .0% 4.8%
Fairly satisfied 10.5% 21.1% 11.1% 57.1% 19.0%
Ok 21.1% 36.8% 50.0% 28.6% 34.9%
Slightly dissatisfied 31.6% 10.5% 16.7% 14.3% 19.0%
Very dissatisfied 21.1% 31.6% 22.2% .0% 22.2%
Mean 3.3 3.5 3.5 2.7 3.4

Table 5-6: Residential satisfaction level after the urban renewal

Caochang Hongshan Longyue Other Total

N=25 N=20 N=21 N=6 N=72
Very satisfied 21.1% 25.0% 25.0% 57.1%  27.3%
Fairly satisfied 42.1% 40.0% 55.0% 28.6% 43.9%
Ok 10.5% 20.0% 20.0% 14.3% 16.7%
Slightly dissatisfied ~ 10.5% 10.0% .0% 0% 6.1%
Very dissatisfied 15.8% 5.0% 0% 0% 6.1%
Mean 2.6 2.3 21 1.7 2.2

Among the neighborhoods, there are variations in terms of the mean score after the urban
renewal. Interestingly, the residents who remain in Caochang are the unhappiest after the

urban renewal, with the mean score of 2.6. The residents relocated to Longyue have the
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highest level of residential satisfaction, with the mean score of 2.1. The residents
relocated to Hongshan are in the middle, with the mean score of 2.3. A Kruskal-Wallis
test was further run to test the statistic significance of the differences. The result shows
that there is not a statistically significant difference between the different neighborhoods
(H (2) =1.037, p = 0.595), with a mean rank of 33.18 for Caochang, 27.88 for Longyue
and 30.70 for Hongshan. This is not surprising. Under the policy arrangements of the
Qianmen urban renewal project, most of the residents made their own choices about
whether to move out and where to move based on their own housing needs, thus they

tend to be happy with the results.

A series of Kruskal-Wallis tests were further run to test whether the residents with
various demographic and socioeconomic backgrounds have different levels of residential
satisfaction after the urban renewal (table 5-7). The variables tested include age, family
size, education, occupation and income. The results show income is the only variable that
significantly contributes to the level of residential satisfaction (Chi-square=10.223,
p=.037, n=61), which means that 17% of the variability in residential satisfaction is

accounted for by income’.

7 The following formula was used to calculate the variance: Chi-square/(n-1)
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Table 5-7: The residential satisfaction of residents with different demographic and
socioeconomic backgrounds after the urban renewal

Chi-square P value*
Age 2.692 611
Family size 7.123 130
Education 1.052 .902
Occupation 1.349 .853
Income 10.223 .037

* The results show income is the only variable that significantly contributes to residential satisfaction at
significance level of .05.

A series of simple ordinal logistic regressions were run to test the significance of physical
determinants, social attributes and policy factors in predicting residential satisfaction.
Informed by the residential satisfaction literature, the physical variables tested are unit
size and housing tenure. The social attributes include the residents’ subjective evaluation
of the impact on their social networks, the percentage of their loss of local close contacts,
and the percentage of their loss of overarching close contacts. The policy factor examined
is involuntary relocation. The results of simple ordinal logistic regressions shows that
unit size, residents’ subjective evaluation of the impact on their social networks, and
involuntary relocation significantly contribute to the level of residential satisfaction (table
5-8). Using these variables and income--the significant socioeconomic variable--as the
independent variables, the result of an ordinal logistic regression reveals that social factor

does not significantly predict residential satisfaction any more. All the other variables --
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unit size, involuntary relocation and income (none of them are highly correlated®) --

account for 40% (Nagelkerke) the variance of residential satisfaction (table 5-9).

Table 5-8: The significance of physical, social and policy factors predicting
residential satisfaction

Pseudo R-Square P value*

(Nagelkerke)

Physical factor Unit size 117 .007
Housing tenure .085 .081
Social factor Subjective evaluation .072 .038
Loss of local close contacts .008 481
Loss of overarching close contacts .005 594
Policy factor Involuntary relocation .205 .035

* The results show unit size, subjective evaluation of social impacts, and involuntary relocation are the
variables that significantly contribute to residential satisfaction at significance level of .05.

8 Among the three variables, the correlation between unit size and income is the only significant one at the
0.05 level (r=.469).
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Table 5-9: The parameter of unit size, involuntary relocation and income predicting
residential satisfaction

95% Confidence Interval
Estimate [Std. Error |Wald df Sig. [Lower Bound |Upper Bound

Very satisfied -6.656 1.381 23.221 |1 .000 |-9.363 -3.949
Fairly satisfied -3.841 1.139 11.372 |1 .001 |-6.074 -1.609
ok -2.309 1.048 4.858 1 .028 |-4.362 -.256
Slightly dissatisfied |-1.178 1.077 1.195 1 274 1-3.289 934
Current unit size -.017 .007 6.178 1 .013 ]-.030 -.004
Voluntary relocation [-2.321 701 10973 |1 .001 |-3.695 -.948
Involuntary relocation |0 . . 0 . . .
Low income -2.997 1.285 5.435 1 .020 |-5.516 - 477
Low-middle income [-1.772 1.096 2.613 1 106 |-3.920 377
Middle income -1.807 .829 4,752 1 .029 |-3.433 -.182
High income -1.787 1.005 3.158 1 076 |-3.757 .184
Middle-high income  J0* 0

The previous descriptive analyses indicate that many residents have mixed feelings about

the impacts of the urban renewal on their residential environment. Using “residential

satisfaction” as an evaluative indicator, the above quantitative analyses suggest overall

the Qianmen urban renewal had positive impacts on the residents’ residential

environment. The results of the quantitative analyses point to the variables significantly

contributing to residential satisfaction: unit size, income and involuntary relocation,

which will be clarified and explained further in the next chapter.
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Chapter 6: Significant Factors Attributing to Residential Satisfaction

The quantitative analyses in the previous chapter point to the variables significantly
contributing to residential satisfaction: unit size, income and involuntary relocation.
Mainly based on qualitative analyses, this chapter tries to clarify and explain the patterns
of these variables impacting residential satisfaction. The first part will look into the
impacts of unit size and other related physical attributes. The second part will discuss
how residents with different incomes have different levels of residential satisfaction. The
third part will investigate how involuntary relocation contributes to low levels of
residential satisfaction, and discuss how to reach positive results, when households are

impacted by passive relocation.

6.1 Unit Size and Other Physical Factors

The existing literature informs us that the size of the housing unit is a basic need for
healthy living, thereby, a factor of great importance for the evaluation of residential
satisfaction (Morris, Crull et al. 1976; Meeks 1980; Liu 2005; Fang 2006). The result of
the ordinal logistic analysis in the last chapter shows that for one square meter increase in
unit size, we would expect a 0.017 increase in the odds of being in a higher level of
residential satisfaction, given the variables of income and involuntary moving in the
model held constant. This section will use the subject evaluation of the interviewees to
further explore the impacts of unit size and other physical attributes on residential

satisfaction.
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The interviewees were asked to report what they were satisfied with and dissatisfied with
before and after the urban renewal. The study codes the physical factors into four
categories: unit size, unit quality (layout, facing, deficiencies and so on ), neighborhood
environment (open spaces, landscape, parking, street pavement and so on), and access to
public facilities and other resources (including the access to education resources,
healthcare facilities, jobs, neighborhood social services, retail facilities, etc.). The results

and the average unit size of the interviewees are listed in table 6-1, 6-2, and 6-3.

Table 6-1: Housing unit size before and after

Caochang Hongshan Longyue Total
N=25 N=20 N=21 N=66
Average Housing Unit size a1 18 22 28
Before (m?)
Average Housing Unit size 44 102 114 84

After (m?)

Table 6-2: The percentage of the interviewees who listed the attributes making them
satisfied or dissatisfied before the urban renewal

Caochang Hongshan Longyue Total
N=25 N=20 N=21 N=66
Factors Small dwelling 50% 80% 60% 63%
dissatisfied
Dwelling with deficiencies 45% 85% 60% 63%
Neighborhood with 25% 60% 65% 50%
deficiencies
Factors Good access to public 75% 80% 90% 82%
satisfied facilities and other

resources
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Table 6-3: The percentage of the interviewees who listed the attributes making them
satisfied or dissatisfied after the urban renewal

Caochang Hongshan Longyue Total
N=25 N=20 N=21 N=66
Factors Bigger dwelling 20% 90% 85% 65%
satisfied
Better dwelling 55% 80% 70% 68%
Better neighborhood 30% 25% 70% 42%
Factors Worse access to public 35% 70% 80% 62%
dissatisfied facilities and other

resources

As introduced in Chapter three and five , for the original residents in Qianmen area, the
average size of housing unit was only 21 square meter (about 226 square feet) before the
renewal (Zhu 2005), 28 square meter (about 301 square feet) for the interviewees of this
study. It was not rare for a family of two or even three generations to stay in one room
with little privacy. To increase space, illegal shanty structures without natural light and/or
ventilation were built wherever possible. Besides their small space, most of the courtyard
houses did not have adequately equipped kitchens and/or bathrooms. Among the 72
interviewees, only 10 households had a private bathroom. In this circumstance, most of
the residents needed to share water taps and other facilities, and therefore the utility bills
with their neighbors. In addition, many of the dwellings were lacking in maintenance and
in a dilapidated condition with some sort of deficiencies such as unsafe structures, leaky

roofs, and so on. These made 63% of the interviews report that the small unit size was
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one of the aspects they were not satisfied with, and 63% reported that they suffered a lot

from the deficiencies of their dwellings.

At the neighborhood level, most of the hutongs were too narrow for cars, buses and fire
trucks. Under this circumstance, there was no place for cars; transit services were quite
far away; and the area was very vulnerable to fire damages. Rain water accumulated in
hutongs when there was a heavy downpour in summer, because the drainage system was
outdated to drain the water away in time. However, the area is surrounded by the
Forbidden City, Tiananmen Square, Tiantan Park and Qianmen Street among other
nationally famous attractions. It has rich first-class public facilities--key public schools
and hospitals. With its central location, residents had easy access to jobs and other
resources as well. Moreover, groceries stores, barbershops and small restaurants were just
around the corner. Therefore, 82% of the interviewees reported that the good access to
these facilities and other resources was one of the aspects they were satisfied with,
whereas 50% mentioned that other neighborhood physical deficiencies such as narrow

hutongs, made them dissatisfied.

Clearly for many residents who used to live in the over-crowded and dilapidated
courtyard houses, remaining in the renovated courtyard houses or relocating to newly
developed apartments means a much improved life quality in terms of the physical
attributes of their living environment. After the urban renewal, the average unit size of
the interviewees reached 84 square meters (about 904 square feet), three times of the

original one. The housing qualities and neighborhood environment were improved in
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some aspects as well, though the urban renewal also brought new problems. Among the
three neighborhoods, there are variations in terms of the extent to which the living space

was increased, and the housing quality and neighborhood environment were improved.

The households who remain in Caochang saw just a few more square meters on average,
and the unit size of 80% of the interviewees did not increase at all, which contributes to
the fact that just 20% of the respondents saw bigger unit size as one of the aspects they
were satisfied with after the urban renewal, whereas 25% of the interviewees still saw
small unit size as the factor making them less satisfied. The housing quality and
neighborhood environment underwent a moderate upgrade. Some of the mostly
dilapidated courtyard houses were rebuilt. The surviving ones had a facelift, giving them
a fresh appearance. Many courtyard houses were remodeled and refurbished with new
windows and doors, gas stoves for heating, new water and electricity lines and meters.
The neighborhood environment was improved in some aspects as well: spaces for parking,
nicely paved hutongs, clean public restrooms equipped with modern facilities, better
electricity, sewage and other infrastructure. Many residents appreciated these
improvements. However, the improvements are limited, which is reflected by the simple
fact that just 6 more housing units were equipped with a private bathroom after the
renovation (which makes it 12 in total, nearly 50% of the housing units). This is why only
55% of interviewees reported that better dwelling was one of the aspects they were
satisfied with, and only 30% saw a better neighborhood as one of the aspects they were

satisfied with. Furthermore, the urban renewal brought new problems. In particular,
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among others, most of the small neighborhood grocery stores and markets, restaurants,
barbershops and other daily utility shops once scattered in almost every hutong were
either closed by the owners who relocated or were eliminated for widening the hutongs or
making room for infrastructure construction. This made 35% of the interviews report that
the worse access to these facilities and other resources than before was one of the aspects

they were unsatisfied with.

For the households relocated to Longyue, the unit size of the interviewees reaches 114
square meters (about 1, 227 square feet), compared with only 22 (about 237 square feet)
before. This is why 85% of interviewees saw bigger unit size as one of the aspects they
were satisfied with after the relocation. The new apartments in Longyue are equipped
with private kitchens, bathrooms and gas heating, and have better layout and are south
facing. The well-equipped apartments provide them a more comfortable and convenient
life that their old dwellings can hardly compare with. This made 70% of the interviewees
see better dwelling as one of the aspects they were happy with. At the neighborhood level,
since it is far away from the central city, it is peaceful and quiet, and has less air pollution;
there are parking spaces and more outdoor spaces in the neighborhood which were well
designed and are well maintained. Most residents enjoy these features of the new
neighborhood, which is shown by the fact that 70% of the respondents listed “better
neighborhood” as one factor they were satisfied with. However, living in the suburb in
Beijing means that the residents face the problem of inadequate first-class public facilities

(good hospitals and schools); and for those still working, the residential suburb also
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requires a long commute to work. Under this circumstance, 80% of the respondents

reported that they were unsatisfied with the access to public facilities and other resources.

For the households relocated to Hongshan, the unit size of the interviewees reaches 102
square meters (about 1,098 square feet), compared with only 18 before. This is why 90%
of interviewees saw bigger unit size as one of aspects they were satisfied with after the
relocation. The new apartments in Hongshan similar to those in Longyue are equipped
with private kitchens, bathrooms and gas heating; however, with the high-density nature
of high-rise buildings, the new apartments have minor deficiencies in layout, facing,
elevator and other aspects. Under this circumstance, 80% of the interviewees saw better
dwelling as one of the aspects they were satisfied with after the relocation, whereas 45%
listed these deficiencies of the dwellings as factors making them less satisfied. At the
neighborhood level, the bus stop is just across the street, parking and more open spaces
are available; however, the landscape, some of the open spaces, and a few other facilities
are still under construction. Neutralized by these neighborhood deficiencies, only 25% of
the interviewees saw “better neighborhood” as one factor making them satisfied. In
addition, the almost brand new neighborhood was in lack of services such as post offices,
banks, neighborhood stores and a health center; therefore the residents need to go to the
surrounding neighborhoods or back to the original neighborhood for grocery shopping,
health care or schooling. This made 70% of the interviewees list “worse access to public

facilities and other resources” as one aspect they were not satisfied with.
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The above analyses point to the following tendencies. First, before the urban renewal, a
higher percentage of the interviewees saw “good access to public facilities and other
resources” as one factor they were satisfied with; fewer interviewees listed

“neighborhood with deficiencies” as one of the aspects making them unsatisfied,
compared with the percentage of the interviewees listing “small dwelling” and “dwelling
with deficiencies.” Second, after the urban renewal, for most of the interviewees, “worse
access to public facilities and other resources” became one aspect making them
unsatisfied; fewer interviewees saw “better neighborhood” as one of the aspects making
them satisfied, compared with the percentage of the interviewees listing “bigger dwelling”
and “better dwelling.” Together with the fact that the interviewees are significantly more
satisfied after the urban renewal than before, these tendencies indicate that (1) dwelling
physical factors are more valued than neighborhood physical environment for the
interviewees to evaluate their level of residential satisfaction in the Qianmen case; that (2)
the improvements in unit size space and housing quality, in particular the former (bigger
dwelling was mentioned in the first place by 68% of the interviewees as the factor they
were satisfied with after urban renewal), are the main achievements of the urban renewal;
and that (3) more efforts are needed to improve the delivery of public services and the

quality of other neighborhood attributes in all the three neighborhoods.

6.2 Income and Other Economic Attributes

As discussed in chapter five, the result of the Kruskal-Wallis analysis shows that income

among all the demographic and socioeconomic variables is the only variable that
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significantly contributes to the level of residential satisfaction (table 5-7). The residential
satisfaction of different income groups is listed in table 6-4. It appears that after urban
renewal the residents with high income are the most satisfied, whereas the residents with
middle-high income have the lowest level of residential satisfaction. Using the middle-
high income group and high income group as the reference group respectively, the
ordinal logistic regressions reveal that when the residents’” income increases from middle-
high to high, we would expect a significantly increase in the log odds of being in a higher
level of residential satisfaction, whereas when the residents’ income increases from low
to middle-high, we would expect a significantly increase in the log odds of being in a

lower level of residential satisfaction(table 6-5, and table 6-6).

Table 6-4: The residential satisfaction of different income groups

N=61

The Mean of Satisfaction The Mean of Satisfaction
before after

Low income 4 2.25

Low-middle income 3.25 2.5

Middle income 3.67 2.26

Middle-high income 3.29 2.87

High income 3.25 1.69
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Table 6-5: The parameter of income predicting residential satisfaction with middle-
high income group as the reference group

N=61
95% Confidence Interval
Estimate [Std. Error |Wald Sig.  [Lower Bound |Upper Bound

Very satisfied -2.895 .759 14.551 .000 (-4.382 -1.407
Fairly satisfied -401 .661 .368 544 |-1.696 .894
ok 871 678 1.649 199 (-.458 2.200
Slightly dissatisfied |1.797 793 5.141 023 |.244 3.351
Low income -2.397 1.194 4.032 045 |-4.737 -.057
Low-middle income [-.697 .993 492 483  [-2.644 1.250
Middle income -1.478 163 3.754 .053 |-2.972 .017
High income -2.437 .891 7.483 .006 |-4.184 -.691
Middle-high income

Table 6-6: The parameter of income predicting residential satisfaction with high

income group as the reference group
N=61

95% Confidence Interval

Estimate [Std. Error [Wald Sig. |Lower Bound |Upper Bound

Very satisfied -.457 .539 719 396 |-1.515 .600

Fairly satisfied 2.037 .619 10.820 .001 ].823 3.250

ok 3.308 715 21.407 .000 |1.907 4.709
Slightly dissatisfied |4.235 .850 24.822 .000 |2.569 5.901

Low income .040 1.095 .001 971 |-2.105 2.185
Low-middle income ]1.740 .957 3.304 069 [-.136 3.617
Middle income .960 .661 2.107 147 [-.336 2.256
Middle-high income [2.437 .891 7.483 .006 ].691 4.184

High income I()a
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According to the existing literature, the resources owned by individuals indicate the
extent to which they can choose their residential environment congruent with their needs
and preference, thereby influencing their level of satisfaction. More specifically,
resources, especially financial resources, give individuals the power to choose or control
the neighborhood where they live in a competitive housing market. Therefore, the more
resources they have, the more likely they are satisfied with their residential environments
(Parkes, Kearns et al. 2002; Grogan-Kaylor, Woolley et al. 2006). The findings of a
number of scholars show that individuals with higher incomes have greater residential
satisfaction(Galster and Hesser 1981; Galster 1987; Lu 1999; Parkes, Kearns et al. 2002;

Grogan-Kaylor, Woolley et al. 2006).

The findings of this study reveal that the residents with high income have the lowest
mean score of residential satisfaction(highest satisfaction level) among all the income
groups (table 6-4), the residents with middle income have a lower mean score of
residential satisfaction than the residents with low-middle income (table 6-4), and
particularly the residents with high income have significantly higher level of residential
satisfaction than the residents with middle-high income (table 6-5 and table 6-6). These
echo the findings of the above literature, that is, the higher the social class, the higher the
level of residential satisfaction. However, two other tendencies are contradicting with the
above literature. The residents with middle-high income have higher mean score of
residential satisfaction (low satisfaction level) than the residents with lower income (table

6-4). The residents with low income have lower mean score of residential satisfaction
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(high satisfaction level) than the residents with low-middle income and middle income
(table 6-4), and further are significantly more satisfied than the residents with middle-
high income (table 6-5). The above results show us the feature of a curved line
relationship between social class and residential satisfaction with the middle-high income

group at the bottom, which is in need of exploration in detail.

The existing literature provides insight into these phenomena as well. Researchers have
argued that the level of residential satisfaction is not impacted directly by social status or
minority status , but results largely from variations in residential environment, the potent
intervening variable, due to the marked social inequalities(Fried 1982; Parkes, Kearns et
al. 2002). The points of Fried and others might help us to understand why some scholars
have reached the conclusion that there were no big differences in the level of residential
satisfaction between individuals with different social status (Amé&igo and Aragonées
1990). Researchers have further argued that individuals with higher social status tend to
have higher standards and aspirations due to their social mobility, contributing to
lowering their level of satisfaction (Freeman 1998; Liu 2005; Fang 2006). Furthermore,
according to Galster, the evaluation of residential environment is not only affected by the
individuals’ future aspirations, but also by their experiences of the past. These points are

particularly helpful for understanding the phenomena happened in the Qianmen case.

Residents with low income had the smallest unit size to start with (table 6-7), and
suffered the most before the urban renewal. This experience of the past made some of

them have moderate expectations. Thus they are easily satisfied with the improvements
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which might be quite slight for other people. Mrs. Cheng in her forties was relocated to

Caochang from another neighborhood in Qianmen with her husband and her ten-year old

daughter. She was rather happy with the results:

“I am very satisfied! Our unit size is almost twice as large as before, and we got a

little kitchen, so I do not have to cook in the hallway. The hutongs and public

restrooms are much cleaner now ... the greatest thing is that we did not pay any

money to make this happen, instead we got a 10,000 moving fee”.

Table 6-7: The unit size of different income groups

N=61
Unit size Unit size
Before( m2) After( m2)
Low income 12.65 4252
Low-middle income 16.54 40.59
Middle income 25.09 88.03
Middle-high income 16.54 94.58
High income 48.46 119.25

The current unit size of Ms Cheng’s home is only 30 square meters (about 323 square

feet), far less than the average unit size of the residents with low income --42.52 square

meters (about 458 square feet) (table 6-7). Mr. Zhao, in his late fifties and living with his

wife in a 53.1 square meters (about 572 square feet) apartment in Hongshan, expressed

his appreciation of the improvements:

“Our house is spacious, you know, I can walk inside instead of going outside for a

walk when the weather is not good. It was impossible in my previous house,
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because half space of my old house was occupied by beds. And we have our own
kitchen and restroom in our apartment, do not have to cross the open court yard to

go to the kitchen and use the public restroom along hutongs as before”.

From their words, you can tell that their relative high level of satisfaction is in part a
result of their low expectations affected by their past experiences. Mrs. Cheng and Mr.
Zhao represent a group of residents who experienced almost the worst residential
environment and therefore were desperate for better conditions; however with very low
income, they were the most powerless to do so by themselves. In the Qianmen urban
renewal project, the compensation policy, as introduced in the chapter three, provided
extra aids to low income households: increasing their baseline size of compensation to
13.1 square meters (about 141 square feet); offering them up to 20 square meters (about
215 square feet) to rent with a subsidized price; and providing rental-subsidized public
housing based on their family size rather than original unit size to those low income

households covered by the minimum living allowance.

It seems that the compensation policy giving special consideration to low income
residents has positive effects. The mean score of their satisfaction level decreased from 4
to 2.25, which means they used to tend to be dissatisfied, but now they are more satisfied.
Among all the income groups, they have the second highest satisfaction level. Their low
expectations might contribute to the high level of satisfaction as discussed above, but
from a perspective of informing public policy, this study would more like to argue the

positive effects of the compensation policy showing efforts to resume more of the

105



government’ role in delivering welfare and redistributing wealth. Constrained by the
limited case number of this study, this conclusion certainly needs further inquiry by

future studies.

In this study, this argument could be further supported by the experiences of some of the
stayers who had a little bit higher income, therefore, were not covered by the minimum
living allowance. They usually have a bigger family, which means they need larger living
space, and/or smaller unit size to start with, which means they would only get very

limited monetary compensation or a small space in Hongshan for free. To buy extra space,
they need to spend their savings or pay a heavy mortgage which is quite unaffordable for
them with limited income. Under these constraints, what they could get is far from
meeting their housing needs; thus, they had to stay and hoped that the government could
address their problems in the future. Mr. Xu, in his fifties living with his wife, grown-up

daughter and mother, told me his thoughts:

“We have three generations living together and my daughter is a grown up now,
we really need more space. However, my mother goes to Tiantan hospital for
health care every week, so we cannot move to the suburbs, which is too far away;
we don’t want to stay in the current small unit as well, but we need to pay

100,000 Yuan to move to Hongshan which is something we cannot afford.”

Mr. Xu is one of a group of residents who stayed. Their problem of housing shortage

was not solved after the renovation due to their limited family assets and income and the
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compensation policy arrangements. Therefore they have an extremely low satisfaction
level®. Among the interviewees who stayed, six families fall into this category, the mean
score of their residential satisfaction level after the urban renewal is only 4.17, which

contributes to the low satisfaction level of the stayers to a large extent.

On the other hand, the residents with limited income who relocated did increase their unit
size; however the costs they paid and are paying is a big burden for their family. This
affects their satisfaction level as well. More specifically, some of them lost extra money
from their informal business in Qianmen; some of them paid a large amount of their
savings to buy extra space; and/or need to pay higher transportation costs or utility fees
than they used to. For the three interviewees who complained about losing extra income
from family business, the mean score of their residential satisfaction is only 4 after the
urban renewal. The result of a simple ordinal logistic regression analysis shows that
paying money to buy extra space and/ or paying higher transportation costs or utility fees
significantly predict low level of residential satisfaction (Pseudo R-Square=.166;

p=.005).

Mr. Wang, in his fifties, is one of the six interviewees who relocated to Hongshan and

complained that it took a large amount of their savings to buy the apartment and further

9 It is worth mentioning that the low-middle income and middle income residents’ levels of resident
satisfaction are not significantly lower than the low income residents. The interpretation of the study is
based on the quatitative statistics of the sample rather than the general population. Constrained by the small
sample size, this is the limitation of the study.
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paid other costs such as property maintenance fee and the increased utility fees regularly

for the new apartment. Mr. Wang compared his costs before and after the relocation:

“The total rent for our apartment in Qianmen was only 40 Yuan a month and we
did not need to pay property maintenance fee. We spent more than 200,000 Yuan
to buy the apartment for which we only have part ownership. We need to pay
property maintenance fee for the part of the apartment we owned and rent for the
other part rented from the housing authority. In total, we spend more than 2,000
Yuan a year here. It is very hard for a family like us with four members, but

limited income.”

Residents with limited income who moved out of the central city to the suburban area did
not pay much for realizing homeownership; however, they are more concerned about
commuting costs. Mr. Liu, in his forties, is one of them. He lives with his wife and

school age son in Longyue.

“Before, my wife and I went to work by bike; my son’s school was close as well.
We travel back to the central city for working and schooling now, usually spend
15mins to the light rail stop and then 40mins to go to the central city, which cost

about 120 Yuan a month overall. It is a very high expense for our family”.

Even for some of the residents with middle-high income, the money costs they paid still

put them under pressure, thus affecting their satisfaction level. Mr. Wang, in his fifties,
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lives in a 77.61 square meters (about 835 square feet) apartment in Hongshan with his

wife and grown-up daughter. He elaborated on the things that made him less satisfied:

“We spent 270,000, a large part of our savings, to buy the apartment. I feel the
pressures to save money for our future life. You know, my daughter is going to be
married soon, which will cost money too. The other thing is that my apartment is
not as good as my sister’s, who bought commercial housing with better qualities,
such as windows with higher efficiency, south-facing and so on. | am a civil
engineer, | know these details. Nowadays, people have a higher quality of life and
in turn have higher requirements. So, although my apartment is better than my old
one which is only 9.4 square meters (about 101 square feet), | am still

dissatisfied”.

From Mr. Wang’s words and the foregoing analyses, we can see how the limited
resources individuals have influence their level of satisfaction, which is consistent with
the findings of some existing literature. On the other hand, Mr. Wang’s narratives also
point to the fact that with middle-high income and as a civil engineer, his relatively
higher level of social status provides more opportunities to be exposed to higher level
experiences, based on which high expectations for residential environment were formed.
Thus, it is hard to deny that high level of expectations contributes to his low level of
satisfaction. This finding supports the points of Freeman and others that individuals with
higher social status tend to have higher standards and aspirations due to their social
mobility, attributing to their lower level of satisfaction (Freeman 1998; Liu 2005).
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The study further found that other residents with middle-high income, for whom the cost
IS not a concern, care about other attributes. Mrs. Zhang in her forties, relocated to

Longyue, and talked about her loss of sense of belonging:

“We used to live in the vicinity of the Forbidden City and hear the national song
every morning from the Tiananmen Square. We are very proud of that. But now,
we are country people not city people anymore. | feel even the street light is not

as bright and food in the restaurants does not taste as delicious”.

It might be true about the brightness of the street light and the taste of the food in the
suburban area. However, behind the literal meaning of her words, Mrs. Zhang conveyed
her feeling of sadness about the disruption from the environment she was attached
strongly to. For the elders, who were attached to the original neighborhood more deeply
and usually have more difficulties to adapt to the new environment, the disruption
brought more bitterness. Mr. Zhang, 78 years old, was walking around with his dog

when | met him in Longyue:

“We do have a bigger apartment, but when young people go to work during the
day, the neighborhood is just too quiet. Walking my dog in the neighborhood is
almost the only thing I can do. You can chat with your neighbors while running
into each other, but the way is not what it was. In the courtyard house, | saw

neighbors all the time and some of them | had known for decades, so they were

more like family members rather than just neighbors. | went to Tiantan Park and
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Tiananmen Square every day, and on the way back home, did grocery shopping
from shops at the corner and stands in the Hutongs. The life was very vibrant and

busy, I really miss it”.

Mrs. Zhang and Mr. Zhang represent a group of residents whose family income are
relatively high, and most of their basic physical needs for living environment are
satisfied. Therefore, they are more concerned with their psychological and social needs
which were remained unsatisfied somehow after the relocation, and further impact their
residential satisfaction. This finding echoes the arguments of Fang, Turner and others that
there is a housing needs hierarchy(Fang 2005), where different income groups show
differences in their housing needs (Turner 1972). These perspectives help to explain why

residents with middle-high income have a lower level of residential satisfaction.

The above analyses indicate that some of the residents with middle-high income have
higher expectations for housing and are more concerned with social and psychological
needs for living environment; however, to realize these expectations or needs is still
beyond their financial capability, and in a few cases, even realizing their physical needs
for living environment still put them under financial pressure. Compared with this
income group, residents with high income tend to have higher expectations for housing
and be more concerned with social needs for living environment as well; however, they
have more financial power to choose or control where they live; thus they are more

satisfied.
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In the Qianmen case, it is true that residents with high income are living with other
income groups in the same neighborhoods; however, their financial power made them all
stay or relocate voluntarily, compared with the fact that at least 20% of residents in other
income groups moved involuntarily (table 6-8). Their financial power also helps them
enjoy bigger apartment than all the other income groups (table 6-7). Bigger unit size and
voluntarily decision attribute to their higher level of residential satisfaction. The
significant difference of residential satisfaction between the residents with high income
and the residents with middle-high income robustly supports the argument that the higher
the social class, the more likely they are satisfied with their residential environments

(Parkes, Kearns et al. 2002; Grogan-Kaylor, Woolley et al. 2006).

Table 6-8: The involuntary relocation of different income groups

N=61
Voluntary Involuntary
% %
Low income 75 25
Low-middle income 71.4 28.6
Middle income 71.4 28.6
Middle-high income 71.4 28.6
High income 100 0

These findings are particularly informative for policy makers in China today, when the
significant widening of income gap between different groups of people has become a
growing concern. Even in the small sample of this study, six residents were keenly aware
of the problem and voiced fairly strong complaints about it. They also have very low

levels of residential satisfaction (the mean score is 4). Mr. Wang is one of them. He stays
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in Caochang with his wife, mother and son in a 30 square meters (about 323 square feet)

apartment after the renovation, and groaned his bitterness:

“Rich people live in mansions. We cannot even afford to move to Hongshan, so
we do not have any other choices but are stuck here in this small room with three
generations. We do not daydream of mansions; actually a two-bed room
apartment would make us quite satisfied. Premier Wen said 70 square meters
(about 753 square feet) should be the basic standard ensuring people’s livelihood.

We are dreaming about it, but do not know when the dream can come true.”

The above elaborations suggest the general tendency that the residents’ financial
resources shape the extent to which they can choose their residential environment
congruent with their needs and expectations, and thereby the extent of their residential
satisfaction; in other words the higher the social class, the higher the level of residential
satisfaction. However, this general tendency is mediated by other factors: housing needs
hierarchy, which has been well addressed by the literature; and public policies of
delivering welfare and redistributing wealth, which still need further scrutiny and thus is

the major concern of this study.

More specifically, the literature revealed that there is a housing needs hierarchy----the
higher the social class, the more likely they have higher needs and expectations, which
means higher social class might be less satisfied, when their needs and expectations are

too high to be afforded within their financial resource limits. This is clearly demonstrated
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in the case of residents with middle-high income. They have higher expectations for
housing and are more concerned with psychological and social needs for living
environment after their physical needs were mostly satisfied, however, to realize these
expectations or needs is still beyond their financial capability, which contribute to their

lower level of residential satisfaction.

Secondly, public policies can ameliorate the less satisfied situation of people in a lower
social class by improving policy arrangements. In the Qianmen case, the policy
arrangement provided extra aid to those low income residents with the most difficulties,
helping them get more positive effects than they would otherwise achieve; therefore they
had higher level of residential satisfaction than residents with higher income. However,
the coverage of the public policies was limited; thus residents with limited income who

did not benefit from the arrangement are the most dissatisfied.

These findings remind us that facing the widening of income gap between different
groups of people in China, policy makers need to pay more attention to the disadvantaged
class to help them improve their residential environment, by expanding the coverage of
public aid to include more people rather than just the residents with low income, and
addressing social attributes rather than just physical attributes of the residential
environment. In other words, the government needs to show more effort to resume more

of its role in delivering welfare and redistributing wealth.
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6.3 Involuntary Relocation

The result of the ordinal logistic analysis in last chapter shows that going from
involuntary moving to voluntary moving, the odds of having a higher level of residential
satisfaction are 2.32 greater, given that all of the other variables in the model are held
constant. This section further looks into the effects of involuntary relocation on
residential satisfaction in the Qianmen case, based on a brief review of the existing
literature. And further it discusses how to reach positive results, when households are

impacted by passive relocation.

According to western housing mobility research, moving behavior includes voluntary
moving and involuntary moving depending on the moving decision making processes
(Rossi 1955). In western countries, involuntary moving means that households are forced
to move out of their previous homes. The negative effects of forced moving are widely
identified (Marcuse and Kempen 2000; Wu 2004; Freeman 2005; Lees, Slater et al. 2008;
Sassen ¢1994). However, there are exceptions (Kleinhans 2003; Kleit and Manzo 2006;
Kleinhans and Kearns 2013). For example, Kleinhans reported the results of empirical
research into the experiences and satisfaction of movers who had been confronted with
forced relocation in the Netherlands. Most respondents improved their housing situation
due to their priority rights in the housing market (Kleinhans 2003). In some cases, forced
relocation may not be perceived as forced at all (Kearns and Mason 2013; Kleinhans and
Kearns 2013). Nevertheless, the research uncovered the differences between voluntary

moving and involuntary moving. Goetz compared the effects of voluntary moving and

115



involuntary moving. He found that compared to voluntarily mobile families, families
forcedly moving into replacement units report fewer benefits from their moves, in the
field of social interaction of children, and several others regarding neighborhood

satisfaction (Goetz 2002).

In the Chinese context, involuntary moving has been used to describe the forced
departure of original residents either because of urban infrastructure developments or
urban renewal projects. Forced departure does not mean moving is carried out by force or
eviction; rather, in most cases it refers to moving that does not originate in the
households' own decisions(Wu 2004). Therefore, it is also labeled as passive moving. In
the planned economy, the majority of residential relocations were led by the government
both in terms of the initiation of the moving and in terms of where to move. Along with
the economic reforms, more and more relocations are by households’ own choices, and
even in the case of relocations initiated by the government, households are offered more

options on where to move.

Based on a sample of some 500 households in Shanghai, Wu investigated the overall
level of residential satisfaction, and further compared the satisfaction level of households
relocated actively and passively. Although the passively relocated households have a
lower level of residential satisfaction than those actively relocated, residents are generally
happy with the relocation (Wu 2004). Fang surveyed 105 households in four

neighborhoods in Beijing. The relocation of all the interviewees was involuntary in terms
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of both moving decision and moving choice. Fang’s study suggests an overall low level

of satisfaction across all the four neighborhoods(Fang 2006).

In the case of Qianmen, the urban renewal project was initiated by the municipal
government. However, except for a few who were affected by infrastructure development
or other public interests, most residents were offered the option to remain in Qianmen. In
terms of where to move, they could choose monetary compensation to buy housing from
the market or choose comparable affordable housing. In this way, many households
actually saw the relocation as an opportunity to improve their residential environment,
and reported that they voluntarily moved to their current housing, in spite of the fact that
their relocation was not initiated by themselves. Mrs. Zhang, in her fifties, relocated to
Longyue with her husband, grown-up son and mother in law. Her experience reflects the

view of a group of residents:

“I am actually glad to be forcibly relocated, because | finally ended up being
pretty happy with the life in the new neighborhood. Nothing like in Qianmen, it is
very quiet and peaceful, and the sky is blue not grey. So, it is very nice for the life
of people who are retired. | can tell you, if they (the government officials) had
given me more information about the new neighborhood, they did not need to

persuade me to move here”.

On the contrary, a few households who remain in Qianmen complained that they wanted

to move out but could not due to various barriers, and reported that they stayed
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involuntarily. Certainly, the infrastructure development at the first stage of urban renewal
did force a few households to move out involuntarily, who would otherwise have
preferred to remain in Qianmen. In this study, involuntary moving refers to these two
types and moving that is not by the respondent’s'® choice but by their family member’s,
that is, moving households perceive as involuntary. It accounts for 25% of all the

respondents (table 6-9).

Table 6-9: Involuntary relocation across the three neighborhoods

Caochang Hongshan Longyue Total
N=25 N=20 N=21 N=66
Voluntary moving
(%) 69.6 94.1 57.9 75
Involuntary moving
(%) 30.4 5.9 42.1 25

As expected, respondents who relocated voluntarily reported higher levels of residential
satisfaction than respondents who relocated involuntarily. The mean score for the former
is 1.91, whereas it is 3.4 for the latter. The result of simple ordinal logistic regression in
Chapter five shows involuntary moving accounts for 20.5% of the variance of residential
satisfaction(Pseudo R-Square=.20.5; p=.035)(table 5-8). Controlling for the variables of
unit size and income, it still significantly predicts residential satisfaction as pointed to at

the beginning of this section.

10 Many of them are the elderly who were forced to go along with their children’s decision.
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The findings of this study indicate that although limitation of moving choices does make
households perceive the relocation as involuntary moving, therefore are unhappy with the
results; moving initiated by the government rather than households themselves, in other
words, involuntary (passive) moving in line with the existing literature, does not
necessarily bring about bitterness. This echoes the findings of Wu and the experiences in
Netherland that involuntary relocation turns out well for movers, though negative
findings and effects dominate many of the existing literature(Kleinhans 2003; Kleinhans

and Van der Laan Bouma-Doff 2008).

Therefore, the question that remains is how to reach positive results when households are
impacted by passive relocation. Two main aspects are identified in a broad literature
review: public interventions at the institutional level, and disposition characteristics of
movers from the individual’s perspective. Public interventions such as mass public
housing provisions and better compensation arrangements(Keating 1985; Susnik and
Ganesan 1997; Kleinhans 2003; Manzo, Kleit et al. 2008; Kleinhans and Kearns 2013)are
considered as crucial factors generating positive outcomes. In chapter three, this
dissertation has discussed the policy arrangements aiming at social equity in the case of
Qianmen. In terms of disposition characteristics of movers, researchers point out that
households are more likely to achieve beneficial outcomes when they can confront the
problems, proactively obtain information, go to the right people, and act strategically
(Ekstrdn 1994; Kleinhans 2003). Mrs. Cao, who moved to Longyue after urban renewal,

was very happy with the results; she told me:
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“I was in the marketing department of my company. It required me to travel
around the city. So, I actually had chances to know this area before the relocation.
When | heard that the apartment here was an option for us, | visited on purpose to
further make sure this is a place that | like. Then | prepared the documents
carefully and talked to the staff in charge many times, which was a very tricky
process. | was hoping more information and support could be provided by the
government to make it easier... But | was still luckier than some other people; at

least | knew the area earlier, and finally got what I want”.

The narrative of Mrs. Cao reveals how disposition characteristics of movers impact the
results. It also indicates that personal action needs information and assistance from the
government, whereas in the case of Qianmen, the government did not take much of this
responsibility. Mrs. Cao’s experience is not exceptional. Nearly one third of the
interviewees complained that the government did not provide enough information to help
them make decisions. Half of them thought the government should put more effort into
providing supportive services to reduce their suffering from relocation. In the existing
literature, providing more relocation counseling and supportive services to minimize
negative relocation impacts has been increasingly gaining attention (Ekstrém 1994;

Kleinhans and Kearns 2013; Varady and Kleinhans 2013).

The above analyses imply that passive (involuntary) relocation does not necessarily bring
about bitterness. In the case of Qianmen, many households actually saw the relocation as

an opportunity to improve their residential environment, and reported that they
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voluntarily moved to the current housing. Whereas the limitation of moving choices did
make a few households stay or move to the residential environment involuntarily, leading
to unhappiness with the results. The residential satisfaction level between the perceived
involuntary moving and voluntary moving is noticeable. Therefore, voluntary moving
which accounts for 75% of all the respondents significantly contributes to the
improvement of residential satisfaction after urban renewal. Nevertheless, the
government should put more effort into providing intensive information and support to

help the households make good use of the opportunity rather than suffer from it.
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Chapter 7: Social Attributes and their Significance Predicting Residential

Satisfaction

The result of the simple ordinal logistic analysis in chapter five shows that residents’
subjective evaluation of the impact on their social networks significantly contributes to
the level of residential satisfaction (table 5-8). However, it does not significantly predict
residential satisfaction, when unit size, income and involuntary relocation are held
constant. Therefore, how social factors impact residential satisfaction and furthermore the
social outcomes of the Qianmen urban renewal project need additional exploration. With
the purpose of concerning the social impacts of urban renewal similar to seminal works,
this section will start with a brief review of the existing literature, then analyze the
original Qianmen residents’ social interactions with their neighbors and their local
intimates within their overarching social networks before and after urban renewal, and

further look into how these affected their residential satisfaction.

7.1 A Brief Review

Researchers found that before China’s economic reform close neighborhood relationships
were far more common in urban China than in Western cities (Whyte and Parish 1984;
Jankowiak 1993). This was attributed, they argued, to factors such as high residential
stability, low income inequality, limited spare time and transport and communication
methods, various featured neighborhood activities organized by the resident
neighborhood committees (jumin weiyuanhui), and the unique work-unit system. Playing

a pivotal role in social and political cohesion in socialist China, the work unit compound,
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consisting of working places, housing, and social facilities, used to be the basic cellular
structure of urban China. Besides work unit compounds, a large scale of old urban areas
also existed in pre-reform Chinese cities. In spite of the lack of work units, long years of
common residence and traditional residential spatial environment nurtured rich local

interactions in old urban areas like Qianmen.

These features share some similarities with homogeneous low income neighborhoods in
the western world, where neighboring tends to be more intense, intimate and multi-
stranded (Fischer 1982; Campbell and Lee 1992; Forrest and Yip 2007). Several
perspectives of theories have been developed to explain this phenomenon. For Janowitz
and others, local community is an ongoing system of social networks into which new
generations and new residents are assimilated. Under this conceptualization of local
community, length of residence is the primary factor influencing the forming of local
social networks of friendship, kinship, and association, since the assimilation process is
necessarily time-consuming(Janowitz and Kasarda 1974). Contact theory contends that in
order for interactions to be positive, they usually need to involve equal-status contacts
(Ford 1986; Kleit 2001). In other words, similar social status facilitates social interactions.
Beyond social features, neighborhood physical features are also identified as factors
affecting local interactions. The physical layout of neighborhood, the meeting places
(shops, recreation facilities, parks, schools, and so on), and the architecture design (front
porch, shared access, for instance) among others have been widely investigated

(Skjeeveland, Galing et al. 1996; Bridge, Ray Forrest et al. 2004; Volker, Flap et al.
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2007). Recently, New Urbanist thinking further advocates the importance of
neighborhood physical attributes, such as moderately higher density, mixed land uses,

and better connected streets, to support close-knit social communities(Yang 2007). The
main argument of Fischer's ""choice-constraint” model of community(Fischer and [et al.]
1977) is that the limitation on the range and number of possible social relations in the
wider society due to spatial, social or other barriers forces local community members to
functionally depend on neighborhood relations. For the lower SES sub-group for example,
it is widely recognized that their transportation and communication resources are limited
due to their uncertain financial situation, therefore, they are less integrated with the wider

society and local networks assume more importance in their life (Kleit 2001).

Some of the factors explored by the above western theories and those factors featured in
China cultivated rich local social interactions in urban China. However, after the
economic reform, the once gemeinschaft-like social relations have been evolving toward
gesellschaft-like relations which are based on more specialized, contractual exchanges of
support. More specifically, along with the rampant marketization and the increasing
income gap between different social groups, old moral codes and conventions tend to
break down(Forrest and Yip 2007); “cash nexus”, in the words of Whyte and
Parish(Whyte and Parish 1984), has more and more impact on personal relations instead.
As a result, people no longer feel as close to other people as before, which undermines
the base for social interactions. In addition, with increasing residential mobility due to

new transportation and communication tools; residents rely on local community to a
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lesser extent, thus, local interactions are not as strong as before. In old urban
neighborhoods like Qianmen, along with the increasing income gap, some of the better-
off families moved out of the over-crowded and dilapidated old urban areas to better
housing; and in turn, their apartments were rented out to new residents, the majority of
whom are rural migrants with low SES. Under this transition and other social trends
discussed above, the once homogeneous social composition and social stability of these
old urban neighborhoods has been changing. Furthermore strong neighborly trust and

social support that rose through long-term residency has been gradually weakened.

In spite of these changes, researchers still identified intensive neighborhood-based social
interactions and social cohesion in old urban areas compared with commodified
neighborhoods in urban China. A study by Wu and He on the social impacts of urban
renewal in three traditional neighborhoods in Nanjing found that the traditional
neighborhood that had not experienced urban renewal showed the strongest
neighborhood-based social interactions; whereas the neighborhood that had experienced
large scale redevelopment had the weakest local social interactions(Wu and He 2005).
The investigation of Forrest and Yip indicated that the extent of social interactions and
mutual assistances among neighbors was greater in the older, more established
neighborhood than in commodity housing complexes (Forrest and Yip 2007). And
according to, Hazelzet and Wissink, a larger portion of residents in the two central

neighborhoods in Guangzhou (one of which is a pre-1949 neighborhood), reported
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neighborhood as their source of social networks than those in other neighborhoods

(Hazelzet and Wissink 2012).

However, these intensive social interactions and assistance in the old urban areas have
been undermined by the social transitions after the economic reform, and in particular by
large scale urban renewal, which has been widely practiced by most of China’s local
governments, and in many cases, has resulted in the collapse of traditional communities.
The following section will analyze how the residents’ social interactions with their
neighbors and their local intimates within their overarching social networks were

impacted by the urban renewal project.

7.2 The Original Qianmen Residents’ Local Social Interactions and Intimates

e Before the Urban Renewal

From the description of Qianmen in Chapter three, one can get a general sense of the rich
social interactions and assistance in Qianmen. This section will further look into the
intensive local interactions among neighbors in Qianmen and the residents’ local

intimates within their overarching social networks before the urban renewal.

The existing literature informs us that social interactions in neighborhoods which are
widely termed as neighboring remain as a significant element of social interactions; and
three dimensions of manifest neighboring activities include: (1) socializing, (2) social

support, the most recognized dimensions of neighboring activities in existing literature,
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and (3) “bridging” activities, which some researchers, such as Warren and Skjaeveland et

al., have emphasized (Warren 1986; Skjeeveland, G&ling et al. 1996; Briggs 1998).

More specifically, neighborhood socializing activities range from greetings, chats, home
visits, sharing leisure time within or outside the neighborhood, to more intimate
conversations. The neighborhood is one of the important places for personal socialization,
therefore, neighborhood sociability, as Warren stated, can be an important source of
social belonging for the residents, and can mitigate some of the depersonalizing impacts
due to the urban context. The information exchange during the process of neighborhood
socializing helps neighbors build social norms which influence their living, ranging from
home decoration to political attitudes. In addition, neighborhood sociability as a first step

can further instigate social support and bridging activities(Warren 1986).

Social support in the neighborhoods consists of both practical (material) help and
emotional help. Although for Keller and others, many of the supportive interactions in
neighborhoods involve only minor aid (borrowing a cup of sugar for instance)(Keller
1968), Warren, Lee et al, Bridge and others suggested that neighbors can exchange
various kinds of goods, small amounts of money, and small services. In particular, a
number of scholars stated that individuals turn to their neighbors in a time of emergency
(Litwak and Szelenyi 1969; Warren 1986; Berry and Krannich 1990; Mesch and Manor
1998; Bridge, Ray Forrest et al. 2004). For less critical matters as well (driving children
to school for instance), physical accessibility makes it easier for neighbors to deliver

services. This contributes to the increase in the frequency of contacts; therefore,
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according to Wellman, neighbors are an individual’s most frequent contacts, even though
they may not be the most intimate members of their personal networks(Wellman 1996;

Mesch and Manor 1998).

As both Warren and Skjaeveland et al. emphasized, social interactions in neighborhoods
are not limited to socializing and social supports; they also involve “bridging” activities
based on face-to-face contacts of the former two kinds of social interactions(Warren 1986;
Skjeeveland, Galing et al. 1996). According to Briggs, bridging activities help

individuals “‘get ahead’’ through providing them information and other supports, such as
providing job information or a recommendation for a scholarship (Briggs 1998). For
Warren and others, neighbors play a role of “bridging” in two ways: “directly via

referrals to organizations and non-neighbor ‘experts’ and helpers; and indirectly via
passing on information gained from the knowledge and experience of other neighbors”

(Warren 1986: 326).

Based on the above review, the study codes the neighboring activities into three types:
socializing activities, social supports activities and social bridging activities. The results
shows that all the respondents were involved in intensive socializing activities with their
neighbors; 80% of the respondents reported that they exchanged various kinds of goods
and services, and helped each other with both emergency and everyday care
regularly(such as taking a neighbor to the hospital and taking care of a neighbor’s
children after school); and a few respondents stated that they found a job with the

referrals of their neighbors or informed their neighbors of resources needed for career
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design. The rich neighboring activities were a constant theme in my conversations with
the interviewees across different age, gender and income groups. Mr. Zhang, in his

twenties, recalled that:

“When I was little, after school if my parents worked late, I went to my neighbors’
home for a meal, Grandma Wang, Uncle Li whoever cooked. Uncle Li’s son, Li
junior and | are the same age. He was my playmate since little, and then we went
to same school. I still remember we walked to school together every day. After
school, we joined other friends chasing around and playing hide-and-seek through
hutongs. It is called ‘chuan hutong’. Lots of fun! There were accidents certainly.
Once, | broke my arm. | do not remember what caused it, but I do remember two
neighbors took me to the hospital. Back then | was a ‘famous’ naughty boy,
caused quite a few accidents like this. ‘Naughty’, en? As I grew up, | made
several life-long friends and got to know almost everyone in the neighborhood. |
did not say hello to all of them, | surely felt safe by knowing that they were

someone living in my neighborhood though. ”

Mr. Zhang’s description shows us how a young man enjoyed his childhood, and further
how his neighbors and friends in the neighborhood made Qianmen such a nice place for
him to grow up. This was a place with the history and culture of mutual watching and
supporting, which were inherited from the old generation to the young generation. When
the young generation grew up, they offered what they received back to the community.

Mrs. Wang, in her late thirties, told me that:

129



“My family has been really close with Grandmas Wang and Wu. Wang is in her
eighties, and Wu seventies. They had watched my husband grow from childhood,
kind of family members to us. We did a lot of things for them. I helped them buy
vegetables, clean their home... My husband helped them carry heavy things, like
coal, fixed their home stuff, light for example... We were also the persons to call
on first, when they were sick and their children were not available. They helped
us too. I still appreciate that they took care of my son when he was little. Back
then, | worked half day and my mom could not come over very often. You see,
with neighbors we did not have to pay for these services. We had limited money
to pay. Even though we had money, we could not get some of these services in the
past when services, like property maintenance and home cleaning services, were

not as usual as today. So we helped each other a lot. That was our life”.

From the perspective of a seventy-year elder, Mrs. Zhao’ experience further indicates

how an elder perceives the social interactions in a traditional neighborhood.

“I had lived in Qianmen for decades. I was feeling like living in a cottage. We all
were pretty much in a similar situation, having about the same amount of money.
We knew almost everything about each other. When a family had a problem, all
the neighbors would know it, many were willing to help. Last time when | was
sick, my son was out of town. One neighbor, also my son’s good friend since little,
took me to the hospital. A couple of neighbors came over, bringing food and

providing company, this way, my daughters did not have to travel from far several
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times a day to take care of me. When an emergency like this happened, we
always could find someone next door to help. In everyday life, I liked to sit in the
sun chatting with my old neighbors or just watching kids chasing around. Isn’t
that like living in a cottage? Oh, you might be a city girl, have not much idea
about that...We watched the door for neighbors. We brought their clothes in when
the rain came and they were not home. After cooking special foods, we would

take some to the neighbors to try...

The cottage in the words of Mrs. Zhao, presents us a community where neighboring is
intense, intimate and multi-stranded. Her narrative, along with the others’ above, shows
us residents in Qianmen involved in far more than just superficial socializing activities.
They used to rely on local social support to a large extent, in particular when other
sources of support or services were constrained due to whatever reasons: absent family
members (children out of town or living far away, parents needing to go to work),
inadequate services in old urban areas (such as property maintenance and home cleaning
services were not available in the pre-reform era, and are still inadequate nowadays), low
income and so on. This is consistent with Fischer's "choice-constraint™ model of
community(Fischer and [et al.] 1977), which contends that the limitation on the range and
number of possible social relations in the wider society due to spatial, social or other
barriers forces the members to functionally depend on neighborhood relations. Although
Fischer's model was widely used to explain why low SES people rely on local social

support to a larger extent, the findings of this study remind us that when other sources of
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support or services were constrained due to whatever reason, everyone might need to rely
on local social supports, regardless of their income or age. A supportive local community

like Qianmen before the urban renewal always made their life easier.

The above narratives also indicate other reasons why Qianmen was such a supportive
community before the urban renewal. On one hand, long years of common residence
nurtured rich local social interactions in the Qiamen area: people got to know each other
well, on which the formation of common values of mutual supporting was based; new
generations were assimilated into local social networks while growing up. This echoes
Janowitz and others’ point that length of residence is the primary factor influencing the
forming of local social networks of friendship, kinship, and association, since the
assimilation process is necessarily time-consuming (Janowitz and Kasarda 1974). On the
other hand, contact theory helps to explain the rich social interactions in Qianmen before
the urban renewal as well. Its main argument is that in order for interactions to be
positive, they usually need to involve equal-status contacts (Ford 1986; Kleit 2001). The
above narratives show that the residents in Qianmen had a relatively small gap in income
before the economic reform and later on it tended to evolve toward a place where many
low income people concentrated. In this circumstance, residents had quite a few things in
common, thereby were able to know what to expect from each other, which formed an

important basis for positive interactions.

Beyond length of residence and social features, neighborhood physical features are also

identified as factors affecting local interactions (Skjeeveland, Galing et al. 1996; Bridge,
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Ray Forrest et al. 2004; Volker, Flap et al. 2007). They found that the more public or
semi-public spaces in the neighborhood, the greater extent to which individuals interact.
For New Urbanists, neighborhood physical attributes, such as moderately higher density,
mixed land uses, and better connected streets, all are important to support close-knit
social communities(Yang 2007). In my conversation with the interviewees, they told me
again and again about how the featured built environment in Qianmen made them feel
close and propelled them to interact with their neighbors. Mrs. Ma, in her fifties, recalled

that:

“You know, in the past, we needed to go outside for a lot of things, like going out
into the coolness to refresh ourselves on hot summer nights... going to the public
restroom, to the grocery stores around the corner. The courtyard accommodated
just one family before. Later on, four families lived in it. We shared the yard and
the kitchen. So, I ran into my neighbors several times a day. When | saw them, we
made casual talk, or simply greeted each other with the saying of “Have you
eaten?”’(The featured greeting in old Beijing), sometimes gave a hand to each

other whoever needed help. This made me feel warm, I really miss that feeling.”

The narrative of Mrs. Ma indicates that physical environment in Qianmen before the
urban renewal featured higher density, public spaces (courtyards, hutongs) and mixed
land uses (housing, grocery stores), and that how these features facilitated social
interactions. These are quite consistent with those attributes advocated by New Urbanist

and other scholars. Some other features promoted by the scholars were mentioned by the
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respondents as well. While visiting Qianmen, | ran into Mr. Chen and his wife who were

walking their dog. He, in his late twenties, told me that:

“I liked walking around after dinner. The whole area was so quiet, there were
barely cars running, just a few people sitting in front of their doors, sometimes
kids running by. Strolling from one hutong to another, I always could run into
someone | know, which made me feel that this is the place where I lived. When |
was thirsty, | just went to any store along my way to buy a drink, and chatted with

the owner a little bit. Time passing by, | hardly noticed that...”

Chen’s description reveals vividly the “walkable” environment of the Qianmen
neighborhoods. Narrow well-connected Hutongs were initially designed for walking, not
driving. Along hutongs there were shops and places where people met each other. These
features invited people to walk, and further to participate in neighboring activities. Here,
physical features do matter in nurturing local social interactions, which is actually echoed
by studies of old urban areas in Shanghai, Guangzhou and other Chinese cities(Forrest

and Yip 2007; Hazelzet and Wissink 2012).

The social interactions in Qianmen before the urban renewal were not only limited to
socializing and social supports. The investigation also indentified “bridging” activities,
which some researchers such as Warren and Skjaeveland et al. emphasized (Warren 1986;
Skjeeveland, G&ling et al. 1996). One of the interviewees, Mrs. Chen, in her fifties, told

me that;
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“You see, the dessert on the table was just brought over by my neighbor...of
course, we sometimes informed each other of various resources as well. My
daughter’s classmate used to live next door. Last year, he graduated from college
and found a job in my friend’s company through my referral. Actually I helped
him chose his college years ago. In our courtyard, | am the only one with a
bachelor’s degree in the old generation. So, my neighbors turned to me for

information and suggestions in many cases.”

This type of “bridging” activity was mentioned in several other accounts as well.
However, they were not the dominant neighboring activities, compared with socializing
and social support activities. To some extent, Mr. Liu’s explanation helps to understand

this phenomenon:

“It is true that neighbors provide you with all sorts of minor aid, such as watching
the door for you, lending you a cup of salt...However, they usually do not help
you make money. To make money, you need to make friends across the city. In

most cases, it is these friends who bring you opportunities to do business.

Mr. Liu’s narrative shows that neighbors’ role in providing social bridging --social
capital that helps one ‘‘get ahead’’--tended to be limited. However, his narrative and all
the other ones’ above clearly illustrate that in Qianmen, long years of common residence,
small social status distance, and featured physical environment nurtured rich ties, many

of them intimate ties, among neighbors. The social support from neighbors was very
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important for the residents coping with life’s difficulties, which was valued by 74.1 % of
the interviewees. Close neighbors, together with friends and relatives living nearby,
formed solid local close ties, an indispensable part of their overarching social network.
To measure the extent to which their close social ties were based on the neighborhood,
the study further investigated their local intimates within their overarching social

networks.

The interviewees were asked to name their social intimates and report the places where
their social intimates lived and other information. The result shows before the urban
renewal 39.2% of their social intimates (relatives, friends, neighbors and other intimates)
lived in Qianmen(table 7-1). The results of ANOVA tests show there are not significant
differences in terms of this ratio among the three neighborhoods and across different
social groups. This percentage of local social intimates is higher than the findings of
other investigations. The investigation by Wellman and others on social networks of
residents in Toronto shows that network members who live in the same neighborhood
account for 22% (Wellman and Gulia 1999). According to Hazelzet and Wissink, among
the five neighborhoods investigated in Guangzhou, China, for residents in four of them,
neighborhood social networks account for less than 20% of their whole social networks;
for residents in the other neighborhood, the percentage is between 20% and 30%
(Hazelzet and Wissink 2012). These raise the possibility that for the residents in Qianmen,

local community was more important in terms of the extent to which their overarching
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social networks were based on the neighborhood than in those non-traditional

neighborhoods in China and in those of some Western countries.

Clearly, the above qualitative and quantitative analyses demonstrate that Qianmen was
regarded by most of the original residents as a friendly and supportive place, alleviating
the physiological and psychological consequences of their exposure to stressors.
However, the urban renewal inevitably undermined the original residents’ social support

networks.

Table 7-1: The residents’ local intimates within their overarching social networks
before the urban renewal

Caochang Hongshan Longyue Total

N=25 N=20 N=21 N=66
contacts (N) 8.91 9.4 9.6 9.29
Local contacts (N) 2.95 4.35 3.65 3.64
Local contacts’ percentage (%) 33.1% 46.3% 38% 39.2%

o After the Urban Renewal

The urban renewal made a large portion of the original residents leave Qianmen. As
discussed in chapter three, 17,000 households moved out, only some 3,000 remain. The
urban renewal not only disrupted their local social networks but also damaged their
overarching networks. Depending on the places where they relocated and the social

groups they belong to, they are bearing bitterness to various extents.
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After the urban renewal, 22.9 % of the interviewees’ social intimates (relatives, friends,
neighbors and other intimates) live in their current neighborhood (table 7-2), compared
with 39.2% before. The result of an ANOVA test shows after the urban renewal there are
significant differences in terms of this ratio among the three neighborhoods (F=6.929,
p=.002). To further investigate the social impacts of the urban renewal, the interviewees
were asked to report whether their social networks were impacted by the urban renewal
(table 7-3). The study also investigated the extent to which they lost their local close
contacts and overarching close contacts (table 7-3).The results of ANOVA tests show
among the three neighborhoods, there are significant differences in the mean of the extent
to which they lost their local close contacts (F=3.201, p=.049), but no significant
differences in the mean of the extent to which they lost their overarching close contacts.
The result of a Chi-Square test indicates that there are no significant differences among
the three neighborhoods in the subject evaluation of the impacts on their social networks.
From the above analyses, it seems that, among the three neighborhoods, residents
relocated to Longyue suffered the most, residents relocated to Hongshan suffered the
least, and residents who remained in Caochang were in the middle. Following are

detailed discussions on each neighborhood.
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Table 7-2: The residents’ local intimates within their overarching social networks
after the urban renewal

Caochang Hongshan Longyue Total

N=25 N=20 N=21 N=66
contacts (N) 8.18 8.6 8.85 8.53
Local contacts (N) 1.33 3.25 1.3 1.95
Local contacts’ percentage (%) 16.3 37.8 147 22.9

Table 7-3: Social impacts of the urban renewal across the three neighborhoods

Caochang Hongshan Longyue Total

N=25 N=20 N=21 N=66
Contacts lost* (%) 8.2 8.5 7.8 8.2
Local contacts lost** (%) 54.9 25.8 64.4 46.4
Residents whose social networks were 42.9 15.0 41.2 32.8

impacted (%0)

*(the number of contacts before - the number of contacts after)/ the number of contacts before
** (the number of local contacts before - the number of local contacts after)/ the number of contacts before

Longyue

As introduced before, Longyue is an affordable housing neighborhood located in a
suburban area. It was built in the mid 2000s. The neighborhood features six-story

buildings and modern apartments equipped with private kitchen, bathroom and gas
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heating. The residents from Qianmen are dispersed into 22 buildings. They account for a

small portion of all the residents living in the neighborhood.

Clearly, relocation to Longyue means that the residents left a supportive community
where they had a large portion of intimates living nearby and where neighbors were
always ready to help, and moved to a totally new place, a place far away from most of
their intimates and old neighbors. This explains the key reason why they suffered the
most in terms of the loss of local intimates. The investigation shows, after the relocation,
they lost 64.4% of their local intimates, with only 14.7% of their social intimates living
nearby compared with the previous 38%. Their subject evaluation of the impacts on
social networks is consistent with the loss of local intimates, with 41.2% of the
interviewees reporting that their social networks were affected, far above the average
level. In addition, on the average the residents lost 7.8% of their overarching social
intimates. Even though, for the lucky ones who did not lose any social intimates, living
far away from most of their intimates is a big barrier preventing many of them from

frequent face-to- face contacts. Mrs. Cao in her forties told me that:

“My brother, elder and younger sisters used to live in Qianmen. Two of my
friends were in the neighborhood as well. | met them almost every day. But now,
it usually takes them one and half an hour on the way to my home, and they need
to hurry to catch the last light rail to go back home after dinner. So, in most cases,

we call each other; we can see each other only in a few occasions during long
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weekends or holidays. You remind me that | have not seen one of my friends for

the last whole year. I really miss her.”

As with Mrs. Cao’s experience, 87.5% of the respondents complained that they contacted
their intimates less because of living far away from most of them. Certainly, there are
exceptions. Mr. Zhou in his fifties explained to me why he did not feel his social

interaction was impacted by the relocation:

“Except for two neighbors, none of my social intimates lived in Qianmen. We met
about twice a month before. Now, I still see them often. We drive to some spot in
the middle of my place and their home...you can pay for services you need in
most cases. It is not like before, when neighbors need to support each other a lot

because of the lack of various services”.

However, almost all the interviewees felt that the style of their social interactions with the
neighbors has been changed with moving from courtyard housing to self-contained
modern apartment. From the last section, it is quite clear that the traditional residential
environment facilitated rich local social interaction in Qianmen. By contrast, living in
self-contained modern apartment, they have fewer opportunities to meet their neighbors;
thus, their lives behind the door are somewhat isolated. Many interviewees complained
that they did not know much about their neighbors. In this circumstance, even though
they say hello to some of them, the social interactions are superficial. Mr. Wang in his

sixties complained that:
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“Everyone stays inside the apartment and closes the door, so there are not many
chances for the neighbors to run into each other. I have lived here for three years;
I still just know a few of them. And the relations are different. When | feel like
talking, I would have concerns about whether my neighbor behind the door could
be available to talk, would be in the mood to talk, and some other things like this,
because I do not want to bother them. When | need help, | have to knock at the
door to ask for it. It is nothing like before when | ran into someone all the time

and I could just call somebody passing by to give me a hand”.

Mr. Wang is not alone in having this experience. Among all the interviewees, just two
mentioned that they had made new friends in the neighborhood. The difficulty to develop
intimate ties with their new neighbors, therefore reconstituting their active neighboring, is

manifest, constrained by physical features and other factors.

Caochang

As introduced in Chapter five, Caochang neighborhood is located in the east of Qianmen
area. It features courtyard houses. Of the original 3500 households, some 1000 remain.
About 40 households previously living in other neighborhoods of Qianmen area were

relocated to Caochang as well.

Compared with the residents relocated to Longyue, the residents who remain are happy
that they were not forcedly moved out and some of their old neighbors remain as well.

This way, they can still enjoy their way of social interaction in the neighborhood, such as
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watching out for each other, helping each other or even just casually chatting with each
other. However, more than two thirds of the original residents left. This means that many
of them have fewer neighbors and/or local close contacts to count on. The investigation
shows, more than 42.9% of the interviewees reported that their social networks were
affected by the urban renewal. After the renewal, they lost 8.2% of their overarching
social intimates, and 54.9% of their local intimates, with only 16.3% of their social

intimates living nearby compared with the previous 33.1%.

These numbers show that many residents who wanted to stay to keep their way of living
in Qianmen ended up losing two thirds of their neighbors and half of their local intimates.
The moving out of their neighbors, in particular their intimate neighbors, made them feel
lonely and helpless in many cases, especially for those disadvantaged people. Mr. Wang,
in his fifties, is one of them. With one hand disabled, the moving out of his intimate

neighbors made his life harder:

“There were four families in the courtyard. We got along with each other very
well. We helped each other a lot! Actually, they did more for us, for none of my
parents, siblings and other relatives is in Beijing, and my friends live quite far
away. In particular, years ago, this hand was injured while working. For so many
things since then, I always could find someone to give me a hand, like building
the kitchen, caring heavy stuff... With their support, my life was a lot easier. Now,

they moved out. You can imagine how hard my life would be”.
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Mr. Wang’s experiences represent those of a group of residents who relied heavily on
local contacts; therefore, they suffered the most from losing their local contacts. If they
cannot replace this indispensable part of their social interactions in coming years, they
might suffer for years, which could lead to potential social problems. Certainly, there are
residents who depend on local contacts to a lesser extent, and it is hard to deny that the
urban renovation did relieve some of the tensions with their neighbors due to the previous
overcrowding conditions. But still, the moving out of their neighbors made them feel

lonely and less safe. Mrs. Xue, in her sixties, told me:

“Here, where we are sitting, once was a shabby kitchen. It was demolished and
the yard space was restored after the moving out of my neighbor. I like it now.
We got our yard back, and it is much quieter than before... But, you know, it is
not that easy to find someone to spend spare time with as before. Most old
neighbors moved out. There are a few newcomers like the family next courtyard. |
do not know them yet. They seem a little weird: always close their door, seldom

talk to other people. With all these going on, I just feel somewhat unsettled... ”

Many residents share similar feelings with Mrs. Xue, and some bear the bitterness of Mr.
Wang. The big contrasts they experienced before and after, and between their expectation
and the reality, explain to some extent their subjective evaluation of the impact on their
social networks. Clearly, although the renovated infrastructure and housing conditions are
desired by most residents, the urban renovation in Caochang undermined the previous

close-knit traditional community to a large extent. Without rich social interactions, the
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question remains of whether traditional residential cultures can be preserved, which was
one objective of the new version of “Development Plan for Qianmen Historically and

Culturally Demonstration Precinct” issued in 2012.

Hongshan

Hongshan is an affordable housing neighborhood located in the central city area, just
about 5km to the southeast of Qianmen area. It has been built since 2006. The
neighborhood features high-rise buildings and modern apartments equipped with private
kitchen, bathroom and central heating. About 3,500 residents from Qianmen have been

concentrated in more than one third of the buildings since 2009.

Since a large number of residents from Qianmen were rehoused in Hongshan, there is a
good chance for the residents to keep their previous neighbors and local intimates in the
new place, a place still close to their non-local social intimates as well. This explains to
some extent the reason why residents relocated to Hongshan suffered the least social
displacement among the three neighborhoods. However, it is unlikely for them to
maintain all the previous ties. Therefore, the relocation still inevitably caused their loss of
some social contacts. The investigation shows, after the renewal, they lost 8.5% of their
overarching social intimates, and 25.8% of their local contacts, with 37.8% of their social
contacts living nearby compared with the previous 46.3%. Fifteen percent of the

interviewees reported that their social networks were affected by the relocation.
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It is noticeable that after the relocation, 37.8% of the interviewees’ social intimates still
live in their current neighborhood. This is the highest ratio among the three
neighborhoods investigated. In the circumstance that a large amount of original residents
of Qianmen were rehoused in Hongshan, there is no doubt that the residents were able to
maintain their neighborhood ties with fewer difficulties than their counterparts in
Longyue. On the other hand, the good location and the improvements of the housing in
Hongshan, actually attracted a group of residents who moved out and rented out their

apartments in Qianmen before urban renewal. Mrs. Liu, in her fifties, told me that:

“I have three elder sisters and three elder brothers. Except for one brother, all the
others had moved out before urban renewal because of the bad residential
conditions. They are going to move here in the next year. We all chose the
apartments in Hongshan as compensation. It is kind of a family reunion here. |

really look forward to it.”

However, still the respondents in Hongshan share some similarities with their
counterparts in Longyue, in that the style of their social interactions with their neighbors
is different in the newly developed neighborhood featured high-rise buildings. Living in
self-contained modern apartments, they have fewer opportunities to meet their neighbors,
thus, the frequency of social interaction is dropping and the good tradition of
“neighborhood watch” is decreasing to some extent. According to Mrs. Mi, in her fifties,

relocated to Hongshan with all the sixteen families in her original courtyard:
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“We kept contacting each other for the first couple of months. However, after the
excitement of moving to the new apartment had gone, we contact each other less.
Because, in the past, it was nature to meet and chat, and then visit someone’s
home, but now, there are few places for us to meet, and the elevators, the closed
doors, all these seem to be the barriers making us not as close as before.
Gradually | feel that | even do not care much about what is happening outside the

door.”

The narratives of Mrs. Liu and Mrs. Mi indicate (1) as the result of rehousing policy,
some residents’ family members and other local close contacts were able to live together
in Hongshan, which are potentially useful measures to maintain their neighborhood ties;
(2) it is reaffirmed that physical features do matter in nurturing local social interactions;
therefore, more public places need to be created to help residents keep close social
interactions with their neighbors as a method to ameliorate the negative effects of living

in modern high-rise apartments on social interactions.

The above discussions reveal the factors contributing to the impacts of urban renewal on
the residents’ social interactions: the distance between the new location and the original
location; the physical features of the places; and the extent to which they can still live
together with their local contacts and neighbors rather than split into different locations.
Impacted by these factors, the investigation shows, the interviewees lost 8.2% of their
overarching social intimates and 46.4% of their local intimates after urban renewal (table

7-3). This is consistent with the literature. In the existing literature, researchers agree that
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in many cases relocation decreases the size of the social network because some of the
previous relationships ( in particular peripheral relationships) connected to their former
living environment can hardly be maintained due to the fact that visits and shared
activities are no longer easily achieved (Bloem, VVan Tilburg et al. 2008; Wrzus, Hanel et

al. 2013).

In the sporadic studies on the topic of impacts of relocation (residential changes) on
social networks, the following points are also addressed. According to Wellman, et al.,
for Torontonians, few intimates were neighbors which contributed to the fact that
residential did do not have a significant effect on the stability of their intimate networks;
long-distance moving were more likely to affect the movers’ networks; people tended to
reconstitute their active neighboring in new locations; the low-cost, efficient
transportation and communication facilities in Toronto facilitated the persistence of some
intimate ties over long distances(Wellman, Wong et al. 1997). Kleinhans found that in the
Hague the movers remained in the same neighborhood, therefore they were able to
maintain the original neighborhood ties without much difficulty(Kleinhans 2003). Even
fewer studies look into how the residents with different social-economic or demographic
status are impacted differently by relocation. The study of Bloem, et al. is an exception.
According to Bloem, et al, for older Dutch adults, the ties with neighbors changed most
after relocation; the farther the mover moves, the more it is likely to discontinue the
relationships with fellow club members; years after, older adults restored their partial

networks by creating new relationships(Bloem, Van Tilburg et al. 2008). And Bloem, et
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al., remind us the impact of the modern media (Internet, e-mail and so on) on relationship
maintenance cannot be ignored, since these media allow for intense long-distance

interactions, and people increasingly rely on them.

Informed by the literature, this study looks into the different levels of bitterness borne by
the residents with different income and age, the two attributes widely addressed by the
literature concerning the disadvantaged group. Across different social groups, the subject
evaluation of the impacts on their social networks, the extent to which they lost their local
close contacts and overarching close contacts are listed in table 7-4.The results of a group
of ANOVA tests show across different social groups, there are significant differences in
the mean of the extent to which they lost their overarching close contacts (for age: F=3.19,
p=.048; for income: F=3.591, p=.034), but no significant differences in the mean of the
extent to which they lost their local close contacts. The results of a group of Chi-Square
tests indicate that there are no significant differences across different social groups in the
subjective evaluation of the impacts on their social networks. From the above analyses, it
seems that the residents with higher income tended to suffer less, whereas the elder

residents bore more bitterness. Following are more detailed discussions.
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Table 7-4: Social impacts of the urban renewal across different social groups™

N=61
Contacts Local contacts Residents whose social
lost* (%)  lost** (%) networks were impacted (%)
low income -8 -50 45
middle income -16 -56 29
high income 1 -22 22
29 and below 2 -41 17
30-49 years -1 -38 30
50 and above -13 -54 32

*(the number of contacts before - the number of contacts after)/ the number of contacts before
** (the number of local contacts before - the number of local contacts after)/ the number of contacts before

Income

Table 7-4 shows that the respondents with high income did not lose any overarching

social contacts, but their local contacts decreased 22% and 22% of them reported that
their social networks were impacted by the urban renewal. These ratios are lower than
that of other income groups. The narrative of Mrs. Qian, in her fifties, gives a possible

explanation of this phenomenon:

“Most of my relatives, my mother, one brother and one sister, live in Jinsong,

which is not far from Qianmen. | like to be near to my relatives and keep contacts

1 In 2005, the average family income per month in Beijing was 3986 Yuan (the average individual income
1471 Yuan xthe family size 2.71). For women, the age of retirement of ordinary workers is 50, in China,
which could be as early as 45 in special cases; for men, it is 60, which could be as early as 50. Based on
these facts, the analyses of this part, constrained by the small sample size, combined the low and low-
middle income groups as the low income group, the middle-high and high income groups as the high
income group, the 30-39 and 40-49 age groups as the 30-49 age group, and the 50-59 and 60 and above
groups as the 50 and above age group, as shown in this table.
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with my previous neighbors. So, | got monetary compensation and bought the
current apartment in Jinsong as well. This way, I can go to my mother’s home
every weekend. My brother and sister also come. It is so nice that we can get

together every week and I still can meet my neighbors quite often”.

Mrs. Qian represents a group of people with relatively more financial resources who took
into account their social networks when they made the decision on where to move. With
relatively high income, people also can have more transportation and/or communication
measures (car, Internet) to keep contacts with their old intimates and/or neighbors, and
can pay for services rather than rely on social networks. Mr. Gao in his thirties told me

that:

“I don’t feel my social interactions are impacted. We have a car. I can always
drive to meet my friends. But | do feel having a kid leaves me less time to hang
out with my friends...Yes, I remember that neighbors supported each other a lot
when | was little. But I am more comfortable to pay for home services rather than

bothering my neighbors or other friends. Certainly, this is because I can pay”.

From the above narratives, the reasons why the residents with higher income tend to
suffer less can be attributed to the following aspects (1) with higher income, they took
into account their social networks when they made the decision on where to move; (2)
with more financial resources they can have more transportation and communication

measures to keep their original ties; (3) they are less likely to rely on social networks.
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In the existing literature, for lower SES sub-group, it is widely recognized that their
transportation and communication resources are limited due to their uncertain financial
situation, therefore, they are less integrated with the wider society (Kleit 2001). However,
scholars found that social resources are especially vital to individuals with lower social
economic status, because it can to some extent substitute for things that money or other
human capital (education for instance) would “buy” (Stack 1974; Campbell and Lee 1992;
Barnes 2003). The findings from this study can be added to the existing literature: for the
sub-group with limited resources, their previous social interactions are more likely to be
disrupted by relocation, since they hardly can take into account their social networks
when they make the decision on where to move, their transportation and communication

measures are limited, and they generally rely more on social networks.

Age

Table 7-4 shows that the respondents in their fifties and above, lost 13% of their
overarching social contacts, 54% of their local contacts, and 32% of them reported their
social networks were impacted by the urban renewal. These ratios are higher than that of
other age groups. It is not surprising that the social networks of the elders were impacted
the most, since for one thing they are less likely to be familiar with modern media
(Internet, e-mail and so on), and many of them do not own a car and certainly do not
know how to drive. Under the constraints of these transportation and communication

measures, it is not easy for them to keep their original ties. Mr. Zhang in his seventies
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was walking his dog when | visited Longyue. His experience reflects how the social

interaction of the elders was impacted by the relocation:

“When young people go to work during the day, the neighborhood is just too
quiet. Walking my dog in the neighborhood is almost the only thing I can do. You
can chat with your neighbors while running into each other, but the way is not
what it was. In the courtyard house, | saw neighbors all the time and some of them
I had known for decades, so they were more like family members rather than just
neighbors... My daughter wanted to move here. If | had a chance to choose, |
would rather to go back to my small unit in Qianmen where | had close neighbors

and could easily take the bus to visit my friends”.

His narrative also points to the fact that his daughter rather than himself made the
decision to move to Longyue. It is worthwhile to mention that many elders of the older
generation in China live with their adult children. For the interviewees in their fifties and
above, the percentage is 38%. Since generally they are no more the major source of
family income, some of the important decisions (like where to move) are not always by
their own choices. In this circumstance, their social interactions tend to be neglected
when the decision was made. This neglecting together with their limited transportation
and communication measures is very likely to undermine their original social ties. In
addition, their limited mobility impacted by poor health conditions and other constraints

increase their difficulties to build new ties. As a result, the elders are more likely to bear
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the social bitterness of relocation. However, having adult children around means they

can have strong support from them. Mrs. Bai, in her seventies, told me that

“With many old neighbors nearby, I never felt lonely in Qianmen. Here, | even
rarely go down stairs because of my old legs. I did feel lonely at first, but I got
used to it gradually. After all, when you are getting older, you are more concerned
about your health, you do not have extra energy to build ties, and sometimes you
want to be alone... My son and daughter take turns coming over to take care of
us... We do not know much about our neighbors and we do not want to bother

them for sure. ”

The narrative of Mrs. Bai highlights the value of kin relations for the elders, which
generally are more stable and not subject to changes (Kalmijn 2012; Wrzus, Hanel et al.
2013). This gives a possible explanation on why there is no big difference between the
elders and the middle-aged people on their subjective evaluation of the social impacts,

though the elders lost much more overarching intimates than the middle-aged people.

This section discussed the impacts of the Qianmen urban renewal project on social
interactions of its original residents. Depending on the places where they live after the
urban renewal and the social groups they belong to, they are bitter to various extents.
Generally, except for a few, the urban renewal tended to decrease their overarching social
network size, in particular their local social network size to a large extent, and most of

them feel sharp differences in the way of neighboring activities between neighbors.
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However, only one third of the respondents reported that their social networks were
impacted. The reasons can be attributed to (1) some residents can enjoy their previous
way of social interaction by remaining in Qianmen; (2) a group of residents were
facilitated to live together with their relatives and other local close contacts in Hongshan;
(3) a part of them took into account their social networks when they made the decision on
where to move; (4) modern transportation and communication measures offer them new
ways to keep their original ties; (5) generally people tend to rely less on social networks,
in particular on neighbors, in contemporary China. One of the respondents, Mr. Zhou,
even concluded that “the era of rich social support among neighbors has gone forever”!
Nevertheless, it is hard to deny that some people did suffer a lot from the urban renewal.
The following part will look into how these social outcomes impact the residents’

evaluation of their residential satisfaction.

7.3 Do Social Networks Predict Residential Satisfaction

The existing studies tell us neighboring is still quite important to individuals’ well-being,
in particular, for those with low SES status. Thus, displacement, as a number of seminal
works have pointed out, means moving from a supportive long-term environment to an
alien area, and the impact of its negative social effects could be a significant factor
predicting their levels of residential satisfaction. Whereas, on the other hand, relocation
might be an opportunity to escape from negative local social interactions, therefore,

contributing to the increasing level of residential satisfaction. It seems that the
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relationship between residential satisfaction and the impacts of relocation on social

interactions is not straightforward, and needs further investigation.

In the case of Qianmen, the study investigated the extent to which the residents lost their
local close contacts and overarching close contacts. The interviewees were also asked to
report whether their social networks were impacted by the renewal. As discussed in
chapter five, the simple ordinal logistic regressions show that the subjective evaluation of
the impact on social networks significantly predicts the level of residential satisfaction
after urban renewal, whereas the extent to which the residents lost their local close
contacts and overarching close contacts do not. Putting the subjective evaluation of the
impact on social networks with other physical and economic variables together, it does

not significantly predict the level of residential satisfaction any more.

However, the qualitative data shows more nuanced results. As analyzed in chapter six, a
number of existing studies indicate that individuals with higher incomes have greater
residential satisfaction(Galster and Hesser 1981; Galster 1987; Lu 1999; Parkes, Kearns
et al. 2002; Grogan-Kaylor, Woolley et al. 2006), whereas in the case of Qianmen, the
residents with middle-high income actually have a lower level of residential satisfaction
than the residents with less financial resources. The narratives of the residents point to the
facts that they have higher expectations for housing and are more concerned with social
needs for their living environment after their physical needs were mostly satisfied;
however, to realize these expectations or social needs is still beyond their financial

capability, which contributes to their low level of residential satisfaction. The finding
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echoes the arguments of Fang, Turner and others that there is a housing needs hierarchy
(Fang, 2005), so that different income groups show differences in their housing needs
(Turner, 1972). This section will continue the discussion to look into how social factors

impact residential satisfaction under this perspective.

e The Housing Needs Hierarchy

According to Fang, Turner and others, different income groups show differences in their
housing needs(Turner 1972), which reflects a general tendency in housing needs --
housing needs hierarchy(Fang 2005). More specifically, at the bottom of the hierarchy is
the physiological needs, and then it goes up to the safety needs, the social needs, the
esteem needs, and finally the self-actualization needs. Under the constraint of limited
financial resources, people with low income are more concerned with basic physiological
needs for living environment; and for many of them, other higher order needs, such as
social needs, would remain less prominent. Along with increased income, the basic needs
are largely satisfied; then, realizing higher order needs would become the concerns of
behavior. Since residential satisfaction measures the distance between the actually
residential conditions and the needs (expectations) for residential environment, people
with different housing needs might have different levels of residential satisfaction toward

similar environment conditions.

Clearly, these points can also help to explain the results of quantitative analyses that the
negative impacts of relocation on social networks do not significantly predict low levels

of residential satisfaction. As discussed in chapter three, before the urban renewal, the old
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residential area became marginalized during the dramatic economic growth process. The
majority of the residents were low income people. The investigation by Beijing Academy
of Social Sciences shows that 71% of the residents were either retired or unemployed;
therefore, the average individual income was just 1000 Yuan per month(Zhu 2005). Fifty
six percent of the interviewees in this study are either retired or unemployed, and 18.1%

have monthly family income less than 2,000, and 47.5% between 2,000 and 5,000.

With relatively low income, the original residents were more concerned with basic
physical conditions of the living environment. This is why unit size rather than the
impacts of social networks significantly contributes to the level of residential satisfaction

after the renewal. Mrs. Wang’s experience verifies this point very well:

“My parents and aunt, my brother and sister, my friend, and a close neighbor, all
of them lived in Qianmen. Now, it is just my family living here... | do feel sad
that I can’t see them as often as before. But, I still appreciate that we have the
opportunity to get compensation and buy this spacious apartment, otherwise, we

could never afford to buy a commercial housing. I like it here.”

Mrs. Wang’s narrative indicates that many of the original residents of Qianmen are more
concerned with basic physiological needs for living environment under the constraint of

limited financial resources. Therefore they are still satisfied with the result, though their

social networks were damaged by the relocation. This group of people accounts for a

large portion of the whole population, which explains to a large extent why social factors
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do not significantly predict the level of residential satisfaction, controlling physical,

economic and policy variables.

The qualitative data also reflect that the residents might get away from the unpleasant
social interactions with their neighbors after the relocation, though the above section
shows that the relocation disrupted the rich local social networks and damaged the
overarching networks to some extent as well. Therefore, the negative impacts of
relocation on social networks might be mitigated by the benefits from escaping the social
conflicts and annoyance in the original neighborhood. The following part will explore

this aspect in detail.

e Conflicts

According to the existing literature, beyond the positive effects of neighborhood social
interactions, neighboring has its negative phenomena like conflicts and annoyance as well.
Annoyance, such as noises and conflicts over car parking, makes people dislike their
neighbors, or even has more serious results, which can spoil their living environment ,
therefore, cause intense stress and do harm to their other well-being (Paquin and Gambrill
1994; Skjeeveland, Galing et al. 1996). Negative neighboring can be significant. In their
study on 508 randomly selected residents in Rotterdam, Peper,and Spierings reported that
41-48 percent had had some conflict with their neighbours and 11-22 percent experienced
nuisance on a weekly basis (Peper and Spierings 1999; Bridge, Ray Forrest et al. 2004).
However, the negative effects are often ignored in the existing neighborhood studies.

This neglect, as Skjaeveland, Garling and Maeland pointed out, might make it difficult to
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understand neighbors’ relationships when negative phenomena are critical ( Skjaeveland,

Garling and Maeland, p. 417).

In the case of Qianmen, long years of common residence bred both mutual help and
conflicts. Forty four percent of the interviewees mentioned that they did not get along
with some of their neighbors at times due to various conflicts or annoyance. The over-
crowding and facilities- sharing situations were common sources of friction. There were
disputes over who got what space for building an extra room, or over electricity and

water bills. Mrs. Chen told me that:

“I do not know whether you watched the kind of movies showing the life in
courtyard houses. Anyway, can you imagine 15 households lined up to get water
for cooking and washing in the morning? People fought. You probably think that
must be dramatized somehow, but I tell you that is what exactly happened. Now,
many people moved out and the water and electricity facilities were updated.
There is no more this kind of things happening....1 like that it is quiet, even though

I miss my old neighbors a little bit”.

The narrative of Mrs. Chen reflects vividly how social conflicts make people dislike their
residential environment. Table 7-5 further shows, before the urban renewal, 38% of the
interviewees listed “good social interaction” as a factor making them like their previous
residential environment, whereas 18% of the interviewees mentioned that they were not

satisfied with the “social conflicts” in the previous neighborhoods. After the urban
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renewal, an even higher percentage (28%) of the respondents reported “escaping from the
previous social conflicts” as a factor they were satisfied with. These indicate that the
negative impacts of relocation on social networks were mitigated to some extent by the
benefits from escaping the social conflicts and annoyance of the original neighborhood.
In other words, the effect of negative neighboring on the evaluation of their residential

satisfaction cannot be neglected in the Case of Qianmen.

Table 7-5 The impacts of social factors on residential satisfaction

N=66
Before Good social interaction 38%
Social conflicts 18%
After Worse social interaction 33%
Escaping from social conflicts 28%

7.4 Conclusions

The above analyses show that urban renewal inevitably causes social disturbance, in
particular for those disadvantaged people (low income residents and elders). In the case
of Qianmen, for many residents, the negative impacts of relocation on social networks
were mitigated by the benefits from escaping the social conflicts and annoyance in the
original neighborhood, and in particular were compensated by the improved housing
conditions. However, in the long run, after their physical needs were mostly satisfied,

realizing higher order needs such as social interactions would become the concerns of
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their behavior. Those who could not rebuild their support networks would suffer for years,

which might lead to potential social problems.

Some of the policy arrangements in the Qianmen case ameliorated the negative effects.
The overarching arrangement that most of the residents could choose where to move
formed the base for a group of the residents to consider their social interactions when
making choices. The rehousing policy facilitated a part of the residents to live together
with their family members and other local close contacts in Hongshan. However, a great
deal needs to be improved to facilitate the nurturing of rich local social interactions and
the maintaining of long distance ties. Among possible actions are providing more low-
cost, efficient transportation and communication facilities to allow some intimate ties to
persist over long distances; creating more high quality public spaces and organizing
neighborhood activities( such as holding events for special occasions and holidays),

which will help bring residents together.
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Chapter 8: Conclusions and Implications

In the post-war years, large scale urban clearance both in the U.S. and many European
countries inspired a tradition of research connected to forced moving. Since the 1980s, a
substantial number of studies on the displacement problem attributed to gentrification in
the new economic and social paradigm enhanced the understanding in this field. How to
evaluate the effects of various urban regeneration policies since the 1990s requires new
insights on forced moving (Qian 2009; Kleinhans and Kearns 2013). Recognizing the
debates on the results of forced moving, scholars called for a more open, balanced
perspective for analysis of urban renewal processes and outcomes, rather than a
predominantly negative displacement view embedded in a gentrification discourse, for
urban renewal processes and outcomes are very dependent on local social, economic and
institutional contexts (Kleinhans and Kearns 2013). Inspired by similar curiosity, | am

interested in investigating urban renewal outcomes in the Chinese contexts.

With the goals of informing policy makers to improve future policy arrangements and
contributing to the understanding of forced moving from the experience of a developing
country, this study examined the outcomes of the urban renewal project in Qianmen area,
Beijing. The location and other merits of the Qianmen area made it one of a few
demonstration projects under the new policy orientation of Beijing entering the new
century. The local government put special efforts into the urban renewal project to

achieve positive results, which makes it the perfect case to understand the impacts of
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policy arrangements. As the capital city, the experiences of Beijing would serve as a

positive demonstration to other cities in the country as well.

The study employed “residential satisfaction” as an evaluative indicator to understand the
original residents’ experiences before and after the urban renewal. It investigated both the
residents who remained in the Qianmen area and the residents who moved out of the
Qianme area after the urban renewal. 72 original residents of Qianmen were interviewed.
Among them, 25 live in Caochang, 20 in Hongshan(an affordable housing neighborhood
in central city area), 21 in Longyue (an affordable housing neighborhood in suburban

area), and 6 residents relocated to housing they bought from the market.

8.1 Findings

The exploratory inquiry found that the participants’ level of residential satisfaction was
skewed toward dissatisfaction before the urban renewal, whereas participants showed a
much higher satisfaction level after the urban renewal, which means that overall the
Qianmen urban renewal had positive impacts on the residents’ residential environment. In

other words, the residents tended to benefit from rather than suffer from the project.

Among the neighborhoods, there are variations in terms of the mean score of residential
satisfaction after the urban renewal. However, the differences are not statistically
significant. This is not surprising. Under the policy arrangements of the Qianmen urban

renewal project, most of the residents made their own choices about whether to move and
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where to move based on their own housing needs, thus they tended to be happy with the

results.

The quantitative analyses also show that among the demographic and socioeconomic
variables such as age, family size, education, occupation and income, income is the only
variable that significantly contributes to the level of residential satisfaction. A series of
simple ordinal logistic regressions were run to test the significance of physical
determinants, social attributes and policy factors predicting residential satisfaction. The
results show that, unit size, residents’ subjective evaluation of the impact on their social
networks, and involuntary relocation significantly contribute to the level of residential
satisfaction. Using these variables and income--the significant socioeconomic variable--
as the independent variables, the result of an ordinal logistic regression reveals that social
factors do not significantly predict residential satisfaction any more. All the other
variables -- unit size, involuntary relocation and income-- account for 40% of the

variance of residential satisfaction.

The qualitative elaborations further suggest the financial resources residents have tends to
indicate the extent to which they can choose their residential environment congruent with
their needs and expectations, and thereby the extent of their residential satisfaction. In
other words, the higher the social class, the higher the level of residential satisfaction.
However, this general tendency is mediated by other factors. Firstly, public policies can
ameliorate the less satisfied situation of lower social class by improving policy

arrangements. In the Qianmen case, the policy arrangements provided extra aid to those
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low income residents with most difficulties, helping them get more positive effects than
they would otherwise achieve. However, the coverage of the public policies was limited;
thus, residents with limited income who did not benefit from the arrangements are
dissatisfied the most. And secondly, there is a housing needs hierarchy----the higher the
social class, the more likely they have higher needs and expectations, which means the
higher social class might be less satisfied, when their needs and expectations are too high
to be afforded within their financial resource limits. This is clearly demonstrated in the
case of residents with middle-high income. They have higher expectations for housing
and are more concerned with psychological and social needs for living environment after
their physical needs are mostly satisfied; however, to realize these expectations or needs
is still beyond their financial capability, which contribute to their low level of residential

satisfaction.

The study also found that many residents have mixed feelings about the impacts of the
urban renewal on their physical residential environment. Clearly, the improvements in
unit size space and housing quality are the main achievements of the urban renewal.
Although the neighborhood environment has been improved in some aspects as well
(space for parking across all the three neighborhoods investigated, widened and nicely
paved hutongs and clean public restrooms in Caochang, more well designed outdoor
spaces in Longyue and Hongshan), most residents face the shortage of community
facilities in the short run and in the long run they might continue to suffer from worse

accessibility to public facilities(like good public schools and healthcare facilities) and
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other resources. However, the improvement in unit size space and housing quality are
more valued than neighborhood physical environment for most of the interviewees to

evaluate their level of residential satisfaction in the Qianmen case.

Compared with these physical factors, the negative social impacts of the urban renewal
are less valued for many interviewees when evaluating residential satisfaction. The urban
renewal inevitably caused social disturbances for many residents, in particular for those
disadvantaged people (low income residents, and the elderly, etc). However, in the case
of Qianmen, the negative impacts of relocation on social networks were mitigated by the
benefits of escaping the social conflicts and annoyance in the original neighborhood, and
were compensated by the improved housing conditions. In addition, the housing needs
hierarchy can also help to explain the finding that the negative impacts of relocation on
social networks do not significantly predict low level of residential satisfaction. With
relatively low income, most of the original residents were more concerned with basic
physical conditions of the living environment, while social needs remained less
prominent. Therefore they were still satisfied with the result, though their social networks
were damaged by the relocation. This group of people accounts for a large portion of the
whole population, which explains to a large extent why social factors do not significantly
predict the level of residential satisfaction, controlling physical and economic and policy
variables. Furthermore, some of the policy arrangements in the Qianmen case
ameliorated the negative effects. The overarching arrangement that most of the residents

could choose where to move formed the base for a group of the residents to consider their
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social interactions when making choices. The rehousing policy facilitated a part of the
residents to live together with their family members and other local close contacts in

Hongshan.

It is not hard to see that the policy arrangements implemented in the Qianmen urban
renewal project offered more options for the households and provided extra aid to low
income households helping them benefit from the relocation. Under this circumstance,
although the urban renewal project was initiated by the municipal government, many
households actually saw the relocation as an opportunity to improve their residential
environment, and reported that they voluntarily moved to the current housing. On the
contrary, a few households who remain in Qianmen complained that they wanted to move
out but could not due to various barriers, and reported that they stayed involuntarily.
Certainly, the infrastructure development at the first stage of the urban renewal did force
a few households who would otherwise prefer to remain in Qianmen to move out
involuntarily. This way, moving perceived by the interviewees as involuntary only
accounts for 25%. As expected, the residents who moved involuntarily reported a

significantly lower level of residential satisfaction.

8.2 Implications

The findings indicate that overall the Qianmen urban renewal had positive impacts on the
residents’ residential environment; in other words, the residents tended to benefit from
rather than suffer from the project. Clearly, this achievement is imbedded in its policy

arrangements.
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Entering the new century, the urban renewal practices in Beijing experienced a big
change around 2005. The new policy arrangements feature a government-led approach
rather than a market-oriented one. It requires that the implementation of urban renewal
projects is more government-led with a large amount of public investment and only very
limited involvement of real-estate developers; and its purpose is not for profit but for the
improvement of residents’ living conditions, for the protection of historic urban areas,
and for other social considerations. The new policy arrangements also require that urban
renewal projects need to take into account the extensive opinions of the original residents.
As a legal requirement, the urban renewal plan must be posted publicly in the
neighborhood so that the residents could know what would happen next and have an
opportunity to express their ideas to the decision-making body. Except in a few special
cases, such as public infrastructure construction, relocation is no longer compulsory. A
household can make its own decision about where to live after urban renewal: remain in
the original neighborhood; get monetary compensation and find a housing unit in the
market or apply for an affordable housing unit; or be re-housed in a “similar” housing
unit which is located within the boundary of the urban area with floor space no less than

the original housing unit.

In the Qianmen case, it is the first time that a large-scale public-funded (six billion Yuan)
urban renewal action targeted this area since the founding of the People's Republic of
China. The district government took overall responsibility in organizing the renewal

project; a public-owned development corporation was established to undertake the project;
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and some experts and professionals were invited to give suggestions on the project
proposals. Although a private real estate company was involved in the early stage,
attracting private investment was no longer the prime aim. Instead, the purposes of the
project, according to the public documents, were to improve the residents’ living

conditions and to protect the historic urban area.

Compared with many of the previous practices, the policy arrangements implemented in
the Qianmen urban renewal project offered more options for the households and provided
extra aid to low income households helping them benefit from the relocation. Under the
new policy arrangements, the households could get monetary compensation to buy
affordable housing for which they were given priority; be rehoused in Hongshan
affordable housing neighborhood located in the central city area; or get monetary
compensation to buy housing from the market. If households were not happy with all the
compensation options, they could stay, except for a few cases when relocation was
compulsory for public infrastructure construction or other public interests. They made
the decision based on their own need, which formed a solid base for them to get positive

results.

Moreover, the policy arrangements in Qianmen provided extra aid to low income
households particularly in the second round of moving out: increasing their baseline size
of compensation to 13.1 square meters (about 141 square feet), offering them up to 20
square meters (about 215 square feet) to rent with a subsidized price, and providing

rental-subsidized public housing based on family size rather than original unit size to
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those low income households covered by the minimum living allowance. The above
features indicate that as a demonstration project, the policy arrangements in the Qianmen
project under the new policy orientation of urban renewal in Beijing showed efforts to

resume more of its role in delivering welfare and redistributing wealth.

The findings in the Qianmen case remind us that we do need a more open, balanced
perspective for analysis of urban renewal processes and outcomes, rather than a
predominantly negative displacement view embedded in a gentrification discourse
(Kleinhans and Kearns 2013); and that policy arrangements toward more redistribution
and social equity are more likely to achieve positive outcomes for disadvantaged people.
Therefore, the study calls for significant modifications to the extant neoliberal-oriented
policy regime toward more redistribution( as some other radical studies do), though the

reorientation may not be politically feasible (Freeman 2006; Lees, Slater et al. 2008).

Practically, urban renewal projects need close scrutiny to better serve the residents
impacted by them and inform the improvement of future policy arrangements. In the
Qianmen case, the improvements in unit size space and housing quality are the main
achievements of the urban renewal project. Although the neighborhood environment has
been improved in some aspects as well, most residents face the shortage of community
facilities in the short run and in the long run they might continue to suffer from worse
accessibility to public facilities and other resources. Therefore, more efforts are needed to
improve the delivery of public services and the quality of other neighborhood attributes

in all the three neighborhoods.
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The urban renewal inevitably caused social disturbance for many residents, particularly
for the disadvantaged people (low income residents and the elderly). Although compared
with physical factors, the negative social impacts of the urban renewal are less valued by
many interviewees when evaluating residential satisfaction. In the long run, after their
physical needs were mostly satisfied, realizing higher order needs such as social
interactions would become the concerns of their behavior. Those who could not rebuild
their support networks would suffer for years, which might lead to potential social
problems. Thus, a great deal needs to be improved to facilitate the nurturing of rich local
social interactions and the maintaining of long distance ties. Among them are providing
more low-cost, efficient transportation and communication facilities to facilitate some
intimate ties to persist over long distances, creating more high quality public spaces and
organizing neighborhood activities (such as holding events for special occasions and

holidays), which will help bring residents together.

In the Qianmen case, although the policy arrangements offered multiple compensation
options for most of the households, the infrastructure development at the first stage of the
urban renewal did force a few households who would otherwise prefer to remain in
Qianmen to move out involuntarily. On the other hand, the policy arrangement did
provide extra aid to those low income residents with the most difficulties, helping them to
get more positive effects than they would otherwise achieve. However, the coverage of
the public policies was limited, thus residents with limited income who did not benefit

from the arrangement were dissatisfied the most. Furthermore, the government did not
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take much of this responsibility in providing enough information and supportive services
to help the residents make decisions and reduce their suffering from relocation. These
findings remind us that (1) for the residents whose relocation is compulsory for public
infrastructure construction or other public interests, more efforts are needed to provide
them the option of remaining in the same neighborhood whenever possible; that (2)
policy makers need to pay more attention to the disadvantaged class to help them
improve their residential environment by expanding the coverage of public aid to include
more people rather than just the residents with the most difficulties; and that (3) the
district government as the organizer of the renewal project should put more efforts to
provide intensive information and supports to help the households make good use of the

opportunity rather than suffer from it.

Furthermore, although under the new policy orientation, the Qianmen urban renewal
project involved more public opinion by offering multiple options, we have to accept that
the decision mechanism is still a top-down model-- the district government had the
dominant power to make decisions on renovation objectives and strategies, as well as the
allocation of most public funding and resources. Under this strongly institutional
constraint, although the residents were empowered with more choices to make decisions
based on their own housing needs to a greater extent rather than forced relocation, they
seldom got a say on such important decisions as when they moved, how much the level
of compensation standards was, how the Qianmen area was going to be developed and

the affordable housing should be designed and so on. Some residents tried to express
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their opinions, but their voices were rarely heard, which means much more still needs to

be done to promote public participation.

The debate over the “strengths” and the “weaknesses” of the Qianmen project is still
underway. This study looked into the results through investigating the experiences of the
original residents before and after the urban renewal. However, three fifths of the original
residents got monetary compensation and used the compensation to purchase commercial
housing or rent from the market. Except for a few, this group of residents could hardly be
tracked without government records; therefore, were not focused on in the study. Future
research should attempt to include this group of households to make better grounded
arguments. Snowball sampling and purposive sampling were used to identify the
participants in the study. These methods facilitated the access to the respondents and
showed the deliberate effort to obtain representative samples through the inclusion of
various groups. However, these methods are subject to numerous biases. These biases
and further, the small sample size, limit the potential power of generalization of this study,

which future research should try to overcome.

The long run impacts of the Qianmen urban renewal definitely need further follow-up
exploration. But it is quite clear that in contemporary China, the significant widening of
the income gaps between different groups of people has been becoming a growing
concern. Even in the small sample of this study, quite a few residents were keenly aware
of the problem and voiced fairly strong complaints about it. This reminds us that facing

the widening of income gap, policy makers need to pay more attention to the

174


http://www.iciba.com/opinion

disadvantaged class; in other words, the government needs to assume its role more
actively in redistribution and social equity, which is exactly the key argument of this
study. As a demonstration project, the meaning of the Qianmen case is exactly in this
sense of implying the significance of the transition of policy orientation. Due to the
distinctiveness of the case, its achievements might not be replicated in other cases.
However, its experiences and lessons still inform the improvement of policy

arrangements in future practices of urban renewal.
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Appendices

Appendix A: interview questions for the officials

1. Please talk about what you know about the Qianmen area (the Caochang
neighborhood, the Hongshan neighborhood, the Longyue neighborhood).

Its history, housing and neighborhood physical and social environment,
population, etc.

2. Please introduce the Qianmen urban renewal project.

When it was started? What were the objectives? How the funding supporting the
projects was raised? How the projects were implemented?

How the residents got compensated? How can they access to affordable housing
(the criteria, the procedure)? To what extent the residents can take part in the

process of decision making? What kind of services and information provided to
help the residents make their decision?

3. Please talk about the residents after urban renewal.

How many of them stayed and moved out? Where did they move? How can they
be traced? Can you introduce some of them to me to interview?

4. Please talk about the future development of Qainmen.

Any plans? What do you think the obstacles in the future? and how to address
that ?
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Appendix B: interview questions for the residents

The questions are arranged around four groups: housing conditions and residential
satisfaction evaluation, social network questions, residents’ background questions, and
public policy arrangements questions. Under the general open-ended questions, a few
detailed questions are listed to guide me to further ask when these contents were not
covered by the respondents. The interviewing process usually started with asking the
interviewees’ current housing conditions, followed by the question of how they are
satisfied and what they are (dis)satisfied with...and ended with the policy arranges
questions. Because some of the questions are related in spite of being listed in different
parts, the interviewing process did not necessarily follow the question sequence shown
below. For example, while discussing their social interaction with neighbors and local
intimates before the urban renewal, some respondents would also mention their intimates
who lived out of their neighborhood. In this circumstance, | would ask them this
information first, and then go back to the question of neighborhood social interaction
after the urban renewal later. At the end of the interview, | looked over all the questions
to make sure all the questions were answered.

Housing conditions and residential satisfaction evaluation

1. Please introduce your apartment:

Previous apartment

Current apartment

Length of residency

Had live since

Have lived since

Unit size _____Square Meters _____Square Meters
Tenure 1. Homeowner 1. Homeowner

2. Public renter 2. Public renter
Facilities Bathroom(public/private) Bathroom(public/private)
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2. Compared with the previous conditions, generally the current residential conditions
are?

Much better

Fairly better

About the same

Slightly worse

Much worse

akrowneE

3. To what extent were you satisfied with your previous residential environment?
1. Very satisfied

2. Fairly satisfied

3. Neither satisfied nor dissatisfied
4. Slightly dissatisfied

5. Very dissatisfied)

4. To what extent are you satisfied with your current residential environment?
1. Very satisfied

2. Fairly satisfied

3. Neither satisfied nor dissatisfied
4. Slightly dissatisfied

5. Very dissatisfied

5. Please talk about why (what) you were satisfied and dissatisfied with your previous
residential environment (physically, economically, socially and any other reasons).

6. Please talk about why (what) you are satisfied and dissatisfied with your current

residential environment (physically, economically, socially and any other reasons).

7. Please talk about other aspects which you think brought by the urban renewal project.

Social network questions

1. Please talk about your social interactions with your neighbors in Qainmen.
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o Did you inform each other of various resources, for example, job
information, or even introduce jobs )
o Did you have any conflicts with your neighbors? And why?

. What do your social interactions with your neighbors look like in the current
neighborhood, and why?

How do you think the importance of the social interactions with your neighbors?
Please talk about your social intimates before the relocation.

o How many social intimates did you have?

Who were they? (Relatives? friends? neighbors? Co-workers? And who
are more important)

(Let’s start from xxx)

Where did xxx live?

How often did you contact?

What kind of supports did you give each other?

(@]

O O O O

How did the urban renewal project impact your social interaction with your social
intimates?

o Did you lose contacts with some of them? How many and who?

o How often did you contact each other now?

o How do you give each other supports now?

. Generally speaking, do you feel your social networks were impacted by the urban
renewal? And why?

Residents background guestions

1. The gender of the interviewee is:

e Male
e Female

2.Your age group is:

e <30
e 31-40
e 41-50
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e 51-69
e >61

3.Your education background is:

o llliterate
e Primary school
e Middle school
e High School
e College
e Master
e Ph.D.
4. Are you
e Have a paid job, what is it ?
e Unemployed
e Retired

5.The family members living with you are?
e Parents
e Children, their age is ?
e Other relatives

6.Your family total monthly income is Yuan?
e <1200
e 1200-2000
e 2000-5000
e 5000-8000
e >8000

Public policy arrangements guestions

1. Was your staying in Qianmen(move to the current neighborhood) out of your
willingness, or you were forced? And why?

2. How do you feel you were given information and helps during the relocation process
from the government?

3. How do you think of the compensation?
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Appendix C: sample characteristics of study participants by income and by age

Table 1: Sample characteristics of study participants by income

<1200  1201-2000 2001-5000 5001-8000  >8000 Total
2""’"9 | 75%  42.9% 44.8% 50% 61.5% ig'gg"
Gender emale 25% 57.1% 55.2% 50% 38.5% 270
29 and below  .0% 0% 10.3% 0% 23.1% 9.8%
Age 30 to 39 0% 0% 10.3% 12.5% 15.4% 9.8%
40 to 49 50.0%  28.6% 17.2% 25.0% 30.8% 24.6%
50 to 59 50.0%  28.6% 44.8% 50.0% 30.8% 41.0%
60 above 0% 42.9% 17.2% 12.5% 0% 14.8%
primary school 2500  16.7% 6.9% 12.5% 0% 8.5%
Education  Middle school 50.0%  16.7% 27.6% 12.5% 8.3% 22.0%
high school 25.0%  66.7% 31.0% 37.5% 50.0% 39.0%
college .0% .0% 34.5% 37.5% 33.3% 28.8%
graduate and 0, 0% 0% 0% 8.3% 1.7%
above
Notworking ~ 100.0%  71.4% 58.6% 50.0% 38.5% 57.4%
Occupation  blue collar 0% 28.6% 24.1% 12.5% 7.7% 18.0%
white collar 0% 0% 6.9% 37.5% 23.1% 13.1%
self-employed  .0% .0% 6.9% .0% 30.8% 9.8%
officials 0% 0% 3.4% 0% 0% 1.6%
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Table 2: Sample characteristics of study participants by age

29 and 30t039 40t049 50t059 60and  Total
below above
ya'e | 66.7% 429%  529%  483%  41.7% gg'%‘)
Gender emale 33.3% 57.1% 471%  51.7%  58.3% A0
primary school 0% 0% 5.9% 3.8% 40.0%  9.1%
Education middle school .0% 28.6% 5.9% 38.5% 10.0% 21.2%
high school 0% 42.9% 58.8%  42.3%  30.0%  40.9%
college 83.3% 28.6% 29.4%  154%  20.0%  27.3%
graduate and 16.7% 0% 0% 0% 0% 1.5%
above
Not working 33.3% 28.6% 29.4%  67.9%  100.0% 56.5%
Occupation blue collar .0% 28.6% 29.4% 14.3% .0% 15.9%
white collar 66.7% 14.3% 11.8% 7.1% .0% 13.0%
self-employed .0% 28.6% 23.5% .0% 0% 8.7%
officials 0% 0% 5.9% 107%  .0% 5.8%
<1200 0% 0% 13.3%  8.0% 0% 6.6%
Income 1201-2000 0% 0% 13.3%  8.0% 33.3%  11.5%
2001-5000 50.0% 50.0% 33.3%  52.0% 55.6% = 47.5%
5001-8000 0% 16.7% 13.3%  16.0%  11.1%  13.1%
>8000 50.0% 33.3% 26.7%  16.0%  .0% 21.3%
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