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Abstract:

This paper studies the residential satisfaction in redeveloped neighborhoods for original inner city residents in Beijing. It examines the residential satisfaction through a questionnaire survey in four neighborhoods redeveloped at different time period in the past fifteen years. The survey data suggests an overall low satisfaction across these neighborhoods. There was no significant socio-demographic data to be found in predicting residential satisfaction. Longer stay related to lower satisfaction. These research findings contradicted to western studies lead to a re-investigation of the conceptual framework. 

In western studies residential satisfaction determines housing adjustment and mobility behavior, and is the basis of demand for public actions. The central assumption is that residents’ mobility will be relatively unhindered by factors other than economic affordability. When this basic assumption fails in China’s context, a revised conceptual framework is necessary to understand the involuntary moving behavior in China’s transitional economy. The framework also attempts to include the psychological understanding of individual housing needs hierarchy in explaining variances in the research data. 

Introduction
Housing reform in China has introduced market mechanisms into a previously welfare-oriented housing system. Macro level research on this topic has proliferated, varying from national level research on transitional political economy (Wang and Murie 1999b) to city level studies of different local government behaviors (Huang 2004). Many have shown their concerns about the social impact of housing reform on issues such as ‘power persistent’ unequal distribution (Logan et al. 1999), work-unit led gentrification (Leaf 1995), social exclusions for vulnerable housing groups (Lee 2000), and the contentious issue of residential displacement (Wu 2004). Residents of the city are always a missing factor in the urban development process (Logan 2002). It is agreed that although housing reform policies were aimed at the whole society, they have different impacts on different social and economic groups in different geographical locations (Wang and Murie 2000). This paper will address the group of original inner city residents who chose to live in the inner city redeveloped neighborhoods.

Inner city redevelopment was separately addressed within city or national level research questions (e.g. World Bank 1992; Wang 2001; Wu 2002). Inner city Beijing has experienced large scale redevelopment in the past fifteen years. On one hand, studies on redevelopment in Beijing (e.g. Lu 1997; Wu 1999) are mainly focused on physical change. Few have really investigated social change. Most of the empirical research has generally focused on pre-reform and post-reform comparisons, which ignored the dynamics within the change. Inner city redevelopment in Beijing is actually a rapidly evolving process; both rules and roles have been shifting with dizzying speed (Abramson 1997) in the past decade. 

On the other hand, research in the housing system in China is mainly at the city level (e.g. Huang 2004), or intra-urban and district level (Wang and Li 2004; Wu 2004). Previous social impact research often was based on census data and statistical analysis, but little research has been done on the neighborhood level. Due to the growing discontent from forced eviction, there is an urgent need for studies from the residents’ perspective to inform the future policy making processes. The main research gaps in housing studies in China are the lack of micro level social research and studies on the dynamics of housing policy change. This study will address these gaps by studying residential satisfaction to understand the factors affecting residents’ evaluation of redeveloped housing and in order to enhance the process of housing policy making.  
Housing reform in China has followed a pragmatic process, with experiments carried out in various locations before nationwide policies were formulated. It is a decentralized process with the central government laying out the reform framework and the local governments deciding the speed and actual process of the reform according to local situations (Huang 2004). State-wide, there have been several cornerstones through the housing reform process since the 1980s. At the city level, redevelopment in Beijing also has experienced the relocation policy changes. Table 1 shows the time table of urban development policy change in the past 20 years in China and in Beijing’s inner city redevelopment.  Detailed introduction on housing reform in China can be found in many studies (e.g. Wang and Murie 1999a; 1999b; 2000; Wu 2001). 

In Beijing, newspaper reports on the completion of inner city redevelopment projects are always titled as “Xiqianxinju”, which means “original residents happily moving back to the newly redeveloped apartments”. Can these big improvements in their living conditions actually lead to higher residential satisfaction among these residents? Can their residential satisfaction be sustained over the years? This paper will first answer these empirical questions based on data collected in a field trip conducted in the fall of 2003 in Beijing. 

Since the beginning of inner city neighborhood redevelopment in the late 1980s, the relocation policy has continued to change in the context of urban economic reform, which contributed to the socio-spatial restructuring of inner city neighborhoods. This study investigates residential satisfaction using data from household surveys with open-ended questions in four neighborhood redevelopment cases. Four cases are chronologically coded as A, B, C, and D in this paper (Table 1). Interviews with planning officials, designers, and developers, among others, have helped in identifying these cases to make sure that they are representatives of each of the redevelopment stages in the history. A total of 105 questionnaires were collected with an average respondent rate at around 60%, which overall covers around 7% of households across four neighborhoods. Data on household living characteristics, such as socio-economic data, living conditions prior to and after the redevelopment, comments about redevelopment, and satisfaction level, among others, were collected in the survey. Residential satisfaction was evaluated overall in a five point scale: very satisfied, satisfied, OK, not satisfied, and extremely dissatisfied. 

Because of the difficulties in accessing household data in Beijing, this study has some limitations in data collection and the overall research design. The control group study is lacking due to the restriction on the surveys in the commercial housing redevelopment area in the inner city, and the difficulties of tracing displaced residents in the suburbs. The arguments in this paper could be more grounded if one made comparisons among these three groups of residents. As a result of this paper, the geographic boundary of the research is within the housing stock/neighborhoods targeted at original residents. Future research should attempt to include other different groups involved in the redevelopment processes and make useful comparisons. 

Table 1 : Housing reform and Beijing redevelopment policy time table
	Phases
	Housing Reform Policy
	Beijing Inner City Redevelopment
	Cases studied

	Before 1988
	Administrative allocation of housing; Housing reform experiments.
	Government led small experiments; 

Housing compensation & relocation by preference with a wide variety of choice.
	A- (earliest moving-in Oct.89)

	Phase I
	1988, State Council No.11, Nationwide reform launched; Start of land using right;   Trial of commercial housing;
	Government practice real-estate development, commercial and infrastructure development led large scale redevelopment;

Relying on work-unit purchasing; 
Housing compensation & moving-back limited to some original residents.
	B – (earliest moving-in Feb. 92)

	Phase II 
	1992, State Council No. 43, Rent reform, Housing Provident Fund, Sale of Public housing, Affordable housing 
	Empowered local government

Developer separated from government.
Land market open to FDI

Encouraging 30% moving back rate; Relocation considers size & population
	C - (earliest moving-in Oct.99)

	Phase III
	1998, State Council No. 23, Declare the end of welfare housing.
	Lack of profitable land, new policy “housing reform led redevelopment”, Housing + monetary compensation, encouraging moving out. 
	D - (earliest moving-in Sept. 02)

	2003
	Overheating of real estate
	Pressure for conservation

Courtyard preservation
	???


In the following section, this paper reviews the literature on residential satisfaction and applies the conceptual framework set up by Weidemann and Anderson (1985).  Then it uses the conceptual framework to structure the survey data analysis focusing on three main aspects: knowing (cognitive), feeling (affective), and doing (conative) of the housing environment. The analysis suggests that Weidemann and Anderson’s framework failed in a Chinese context since it ignores all involuntary moving behaviors. The third part of the paper redefines the conceptual framework including both voluntary and involuntary moving. Finally it returns to the survey data and interprets some survey findings based on the involuntary nature of relocation, and concludes with theoretical understandings on residential satisfaction and empirical thoughts on redevelopment in the context of China. 
Theoretical background
Social psychology scholars dominate satisfaction research that varies from consumer satisfaction, job satisfaction, to patient satisfaction. To understand people’s satisfaction evaluation toward a product or a service, it is believed that improvements could thus be found and allocated to the right place and direction, which will finally enhance the efficiency of the production or service provision. Residential satisfaction research deals with the housing products’ consumer satisfaction, and aims to inform the housing policy and planning intervention. 
Research on residential satisfaction has attracted psychologists and social scientists’ interest since the 1970s.  Social psychologists have suggested that there are three general categories of responses to any social-physical object: the affective, the cognitive, and the conative or behavioral (Rosenberg and Hovland 1960). These environmental perceptions are also referred by designers as a process of knowing, feeling and doing (Rapoport 1977).  These categories create a useful framework in understanding the theoretical development of satisfaction research (Weidemann and Anderson 1985; Francescato et al. 1987). As a result, residential satisfaction is not only used as an indicator in evaluating housing policies, but by many researchers as a predictor of housing mobility. 

In Weidemann and Anderson’s conceptual framework, residential satisfaction is affected by the combination of home environment (physical and social environment) and personal characteristics. The physical environment affects a persons’ satisfaction through his/her perceptions and assessments of environmental attributes such as building style, density, and location (Marans et al. 1981). The social component of home environment includes social class and life cycle stage (Marans and Rodgers 1975), as well as social bonds (Oh 2003), which include friendship, social cohesion and trust, informal social control, and neighborhood activities. Moreover, Weidemann and Anderson (1985) also proposed that the home environment should be extended into five levels: community, neighborhood, site, building, and room. The individual variables are a person’s characteristics, which include personality and socio-demographic. These characteristics are also important in predicting satisfaction in the conceptual framework. 
Later empirical studies continue to discover the weakness of this framework. Parkes, Kearns et al (2002) and Greenberg (1999), among others, question the over-reliance on socio-demographic variables in informing neighborhood rating, for which personality characteristics are proven to be more useful. Although there are some limitations and constraints (Francescato et al. 1987) in measuring residential satisfaction, this method is still a valid way to assess the overall performance of the housing system as a criterion. High satisfaction levels have been considered an indication of the success of specific policies, programs or designs. The overall research significance is to identify what aspects of the housing system are more important in the eyes of the inhabitants. An understanding of the factors that facilitate a satisfied or dissatisfied response can play a critical part in making successful housing policies. 
The Chinese context of a transitional economy sets up a unique stage for testing urban theories. There have been a few studies relating to residential satisfaction, such as housing preference (Wang and Li 2004), life satisfaction (Ekblad et al. 1992) and residential mobility (Li 2004). Regarding the physical settings, Wang and Li (2004) found that in general, neighborhood variables are more important than dwelling variables in the choice of housing in Beijing. Respondents show strong preference for districts with good reputations. Western studies suggest that people are less satisfied and less healthy after moving into crowded modern dwellings. However, research by Ekblad et al.(1992) found that as long as the traditional Chinese life style, that is a good social relationship at home and with neighbors, remains strong the effects of overcrowding and side effects from a modern life style in high-rise and mid-rise would have little negative effect on stress, health and wellbeing. Housing mobility was found to be less applicable in adjusting housing policy in transitional China than in cities in the West (Li 2004). Structural variables (such as development policies) have been identified as affecting housing mobility among migrant groups, which is independent of satisfaction and intentions (Wu 2002). 
The following section applies the conceptual framework proposed by Weidemann and Anderson (1985) to study the survey data collected in Beijing. A conceptual framework establishes a system of perspectives for exploring a problem, which is different from a model or theory, which predicts a certain result (Rapoport 1985). In this way, the residential satisfaction conceptual framework should remain valid in different social, cultural and political contexts, possibly with different models generated. By transferring the conceptual framework developed in western studies to the context of China, this study provides an opportunity to investigate it in a different political economy. 

Survey Data Analysis

Comparison of four cases 

All four cases were selected from within the Xicheng (West city) District, three inside the second ring road, and one just outside it. This selection controls the economic and administrative variables that differ among different city districts. All four neighborhoods accommodating original residents are part of a larger project. The projects to which cases A and D belong are relatively bounded, redeveloped in a smaller scale, and finished in a relatively short time. Cases B and C are each a small part of a large project which still has unfinished redevelopment phases. The comparisons among the four cases will first focus on their redevelopment background, and later on the differences in their socio-economic composition after redevelopment. 

Redevelopment background of four cases 

Case A was one of the first redevelopment experiments in Beijing. It provided 340 units for 289 original households. Some large families were provided multiple apartments to accommodate their extra needs. Only ten units were sold at market prices. There was a high level of residents’ participation throughout the design process, and the designer created fifty-three different unit designs to accommodate various household needs. Constrained by money and inner city building codes, residents agreed to have smaller units but they all stayed. The average unit is twelve square meters less than the standard unit size. Residents were paid or provided housing during the period of construction. The entire redevelopment process went smoothly with the participation of residents. So that the redevelopment process would be economically feasible, the designer attempted to include a small hotel on the site to balance the development cost. The government provided an initiative fund of $300,000. Years after the redevelopment, the density of this neighborhood has decreased from 800 persons /ha to 500 persons /ha. The average household size decreased 20%. In response to the small units, residents tried to increase their living space by adding and extending structures into their yards, on their balconies or around their windows. 

Case B is a smaller part of a large ongoing project. It started in 1992, and by 2001, 3,258 households had moved out. The project had finished 220,000 square meters of housing units. Among these, only 260 units were developed for original residents with the average size of fifty square meters per unit, accounting for less than 6% of the total housing development. Options for moving back were limited to those whose previous living space was larger than 25 sq. meters. Large households were allocated multiple units. It is important to note that these houses were not free as were those in case A. Residents paid approximately $85 per square meter. In the early 90s, this cost strained the average family’s household earnings, even though the price was only one fourteenth that of commercial housing. Those commercial redevelopments were purchased by rich work units, and then distributed to their employees. Consequently, these two kinds of redevelopment caused spatial segregation among the residents. Those work units always purchased several buildings and enclosed their neighborhoods with fencing and security guards. On the other hand, the group of buildings developed for original residents were poorly maintained. In case B, every walkup has four units on each floor. Developers again modified the construction plan, downsizing the units to gain more profits. As a result the units function poorly. There have been many conflicts between the residents and developers. Residents refused to pay utilities for almost five years. 

Residents moved back in Case C around 1999. The unit standard is higher than previous redevelopment. The policy at this time encouraged sustaining 30% of original residents. Moving back depended on the previous house size and household size. The cost of the apartment was around $200 per square meter. Fewer work units at this time could afford to buy several buildings at once because the wealthier work units already resided in other locations. During this time, a new form of segregation appeared, segregation among walkups. Case C has two walkups with much larger unit sizes designed for Dangguande (people with power). Case C’s units have a much higher standard of maintenance and management in comparison to Case B. The neighborhood has a metal fence and a security guard. However, the fence has broken apart and people can walk through and onto the property. The security guard mainly guards the cars rather than preventing unsolicited guests from entering the area. 

Case D is the most recent case and residents returned to the redeveloped units in 2002. It was carried out under the ‘housing reform led redevelopment’ policy, a mixed use project. The block meant for original residents has the first floor facing street space for commercial renting. The other nearby block was built to house a supermarket with the upper floor being used for commercial apartments. The households paid the subsidized price of $200/m2 for up to 15 m2 per household member. Any floor area above this limit was offered at the ‘economic and comfortable’ housing price, $620/m2. This price is still much lower than the commercial housing price of more than $1000/m2 at this location. 
According to this policy, around 40% of original residents moved back. Others could choose to receive either monetary compensation or housing compensation in the suburbs. All relocated residents keep their full housing rights. The unit design is relatively spacious. However, the housing cost for returning residents with small households increases substantially.  About one third of the units were vacant at the time of the survey. Since they are not allowed to sell at market price, most of them will be sold illegally. The original underground bicycle parking was changed to a hostel, and the public space was rented as a public parking lot. 

Table 2: Comparison across four cases 
	
	A
	B
	C
	D

	size of 1/2/3 bedroom unit (m2)
	30+/40+/50+
	43/57/n.a.
	50+/60+/70+
	~50/70+/90+

	Moving back/out (household)
	328/1
	260/3000
	(173)/2376
	400+/500+

	Relocation compensation
	Housing
	Housing
	Housing
	Housing/money

	moving back cost 
	0  
	$85/ m2  
	$85-200/ m2
	$200-620/ m2

	housing title
	public housing
	partial title
	partial title
	full title

	Overall development size
	2ha
	20.48ha
	31.32ha
	5ha

	Development function
	housing & hotel
	housing and commercial
	housing and commercial
	housing and commercial


Socio-economic data analysis
Socio-economic composition is not a fixed characteristic. This survey only suggests the status around the fall of 2003. The aim of this analysis is to identify the pattern of socio-economic composition, if any, in these cases. Socio-economic data in four cases will be compared using descriptive statistics about the household size, household head age, education, income, and the tenure of their housing.

Household size varies among the four neighborhoods. The three person families dominate the sample, but the composition of these three is not necessarily a core family. There are some school-aged children living with their grandparent(s).  Case D has the biggest average household, 4.2 persons per household. Case B has the smallest, only 2.6 persons. The difference between cases is affected by the change of the life cycle, the split of large families, and the presence of private renting families. Household heads are dominated by males. All together, 72% households have their hukou (registered population) in the same neighborhood, which matches with the overall renhufenli rate (percentage of residents who don’t live where their hukou is registered) at 27% in Beijing. 

Among the four neighborhoods studied, the average age of the household head varies. Compared to cases B and C, cases A and D have older average household heads. And also more than two thirds of households in these two cases have retirees. In all four cases, most households have family members studying at school. Overall, the younger the household head, the higher the education background. Cases A and D have lower than average household head education level. Cases B and C, with younger household heads, have a higher education level. All those who have less than five years’ education are over 60 years old. The only two household heads with post graduate degrees are both younger than 30 and living in privately rented apartments. 

Income data is not very reliable since hidden income is an important component and respondents are likely to under-report their income. Statistically, the older the household head, the less monthly income they reported. Self-reported income significantly relates to their perceived income group. No household thought that it belonged to the ‘high income’ group. Only two out of 97 valid samples reported themselves as the ‘middle-high income’ group. Half of the samples categorized themselves in the middle-low income group. This is true in all inner city dilapidated neighborhoods. Those who need to wait for neighborhood redevelopment to improve their living conditions are those who were left out from other source of housing, either work unit housing allocation or commercial housing purchase. In other words, they either work in a poor work unit, or do not work at all. 

Tenure forms in these neighborhoods are mixed, mainly owner-occupied. However, the definition of private ownership also varies. In case D, owner-occupied households dominate more than 90% of the whole neighborhoods. Owners have full title and are able to resell. However, in case A, housing reform took place after residents had moved in. Those who bought only paid a subsidized price and they do not have full resale rights. Residents had the choice of paying more to buy this right, but not many people did this. The use value of these houses is still higher than the exchange value. As long as they do not plan to sell, they would like to keep the status. About one third of the households still pay rent. In the history of case B, there were conflicts about the tenure certificate and building qualities. For many years residents were unclear about their housing right. 

Private renting happens across all four cases. Although my sample did not contain any rental households in case D, I did encounter some of them in my survey process. These private renters are the only voluntary moving group in the survey. Through all four cases, eleven of them were identified. All private renting households are young, all in their late 20s or early 30s. Apparently they have a higher education background, either undergraduate or graduate. The relatively young household head for Case B is also due to the higher percentage of private renting households which are mostly young graduates and newly married couples. Young age, higher education and rental tenure do seem to explain the level of satisfaction, but my small sample size did not allow statistically rigorous analysis of the effect of these three variables. There is also another group of migrant renting that the survey failed to discover. They generally refused to fill in the survey, but they are evident in both case A and B. 

Assessing Residential Satisfaction

Due to the small sample size, only simple regressions were run to check out what characteristics relate to the satisfaction level. The unequal sample size will only affect the statistical power rather than interpretation (Judd and McClelland 1989). Since satisfaction is time-sensitive, this data only shows the difference during my field trip time. For the purpose of this study, I have used answers to open-ended survey questions and interview data to compensate for the lack of clear conceptual definition between the social and physical environment satisfaction in this survey. Later research needs to address this problem. 

There is an overall skew towards dissatisfaction. In a five point scale (very satisfied, satisfied, OK, dissatisfied, extremely dissatisfied), only case D has a mean satisfaction level slightly over ‘OK’. Satisfaction significantly increases across four continuously redeveloped neighborhoods. The satisfaction levels in the four neighborhoods are significantly different. Four cases are coded as Helmert contrast (Table 3) to explore whether each of them were different from those redeveloped before. The Univariate analysis demonstrates that satisfaction in case B does not show much difference from case A. Case C and D are both significantly different from previous cases. 
Table 3: Satisfaction level comparison using Helmert contrast code
	
	Contrast Estimates
	Standard Error
	Significance

	Full model
	
	
	.000***

	D vs. A, B, C
	-.624
	.183
	.001***

	C vs. A, B
	-.711
	.217
	.001***

	B vs. A
	-.233
	.258
	.369


More regression analysis shows that RS in these four redevelopment cases is significantly different. In spite of the overall dissatisfaction, residents living in these four neighborhoods are showing increasing residential satisfaction towards their living conditions across four cases. This would be a rather welcome finding for the policy makers. But a more critical question is also brought up: is the increasing satisfaction due to the failure of sustaining satisfaction in redeveloped neighborhoods? If residential satisfaction keeps falling with the passage of time, then perhaps 12 years later, case D will have a similar satisfaction level as case A today. Inspecting the trend of residential satisfaction is more critical (Varady and Carrozza 2000). 

Housing Mobility and Moving Intention

The conative aspect of residential satisfaction research studies the behavioral intentions, the ‘doing’ of residents. It includes studies on moving behavior, desire to move or stay, recommendation to friends. As to the relationship between satisfaction, moving intention and moving behavior, most think that moving intention has predictive power for future moving behavior (Francescato et al. 1987). As an intervening variable, residential satisfaction could help to understand residential mobility (Speare 1974). But other empirical study found that satisfaction is independent of housing mobility (Lu 1998). Western studies find that residential mobility is a demographically driven process, in which age, tenure, and room stress (housing-space requirements) are found to be significant predictors of moving (Clark and Huang 2003). This empirical research finding will contribute in understanding their actual relationships.  
Our survey suggests that greater dissatisfaction with the home is associated with increased moving intentions (.006). Moving intention is overall very high because of the overall dissatisfaction. Excluding case D, in which around 30% of surveyed residents intend to move out, all the other three have more than 50% planning to do so. Case B has the highest number, which may be due to the poor physical condition, as well as the higher renting population ratio. Overall, 20% of surveyed residents have plans to move within two years, and another 10% plan to do so within five years. Among those who don’t plan to move, only around 20% felt that they were happy with the current situation. More than 70% felt that they couldn’t afford to move. 

Theoretically, all surveyed residents should be those who used to live nearby and later moved in because of the redevelopment. Residents with only use rights are prohibited to rent out their apartments unless they obtained the approval from municipal housing authorities or relevant work units. Most renting is done through informal processes such as friends’ recommendation or leaving a contact number on the door. Due to the informal process of renting, the official data could not inform much on the renting population. Neither was the survey data able to show correctly, because of those tenants’ inclination to refuse the survey. We asked about the previous house location to identify the composition of original residents in these neighborhoods, and found out three quarters of the respondents are original residents. In cases A and D, a higher percentage (around 85%) of the respondents are original residents. In cases B and C this number drops to around 65%. A higher percentage of private renting means a lower ratio of original residents. 

Even though dissatisfaction is associated with moving intention, it does not correlate with moving behavior. Figure 1shows the move-in time of surveyed residents. It is apparent that case B has residents moving in at a steady pace. Case D is too new to see housing turn-over. But Case A is rather stable, even though it has the lowest satisfaction level. The finding is consistent with Lu (1998) that there are structural variables directly affecting moving behavior, independent of satisfaction and intentions.

Factors predicting satisfaction

There are basic differences across the four cases studied: they were developed at different times in history. People living in newer neighborhoods seem to be more satisfied than those living in older ones. Many western studies have found that the longer people live in the neighborhood, the more satisfied they become (Parkes and Kearns 2003). For residents living in redeveloped neighborhoods in inner city Beijing, the newer the project, the more satisfied residents are towards their living conditions (.000). What really predicts residential satisfaction? I will first analyze the personal socio-economic variables, and then focus on physical/social characteristics of the home environment. 

There is no personal socio-economic variable found to be significant in predicting residential satisfaction. Age and education of household head, hukou status (registered population), household income, family size - none of these explains the variance in the level of satisfaction toward living conditions. The self-reported household income data has no relationship with residential satisfaction. The survey also attempted to use the variable “perceived income level”, asking people which income group they think they belong to. This gives a modest prediction of satisfaction but is still not highly significant (.078). 

Variables on physical environment were categorized as neighborhood and housing variables. Since these four neighborhoods are all inner-city redevelopments, location difference is discarded in the analysis. At the neighborhood level, the living density is irrelevant. Case D has the highest density (household/ha), but it has also the highest satisfaction level. The housing size appears to have significant impact on residential satisfaction. The unit size is predictive to the satisfaction level (.001). The crowding situation, average floor space per person, is also significant (.028). Crowding is a big problem affecting satisfaction among these redeveloped neighborhoods. The cost of the apartment is affected directly by the size of the family, in which a larger family would get relatively bigger unit at a cheaper price.  

Other factors relating to the apartment, such as tenure, monthly payment, previous residence, and the ownership of a second residence, are not significant in predicting satisfaction. This might also be due to the limited sample of this survey. Future research could try to enlarge the sample size to achieve a better understanding of these factors. 

Revising Western Conceptual Framework 

Weidemann and Anderson’s conceptual framework pre-requires that residents are able to perform the behavior, a requirement for competency, physical, financial, demographic or whatever (Weidemann and Anderson 1985). The required volitional behavior of individuals thus excludes the involuntary move, those who are forced out through eviction, or military families, etc (Speare 1974). Only when residents can move voluntarily is residential satisfaction a valid predictor of housing mobility. 

The big difference between western and Chinese housing allocation - the difference between voluntary and involuntary move in housing decision making process of residents - was not considered in the original framework (see Figure 2). This appears to be a gap in the conceptual framework, which does not capture all residents in the satisfaction research. It should be redefined to include both voluntary and involuntary moving residents. Voluntary and involuntary moves are defined according to who provides the house and whether residents have freedom to stay. The involuntary nature of a move not only includes relocation as a result of public clearance (Smith 1996), but also the administrative allocation of housing in which residents have few options from which to choose. 

The western residential satisfaction conceptual framework studies residents that voluntarily move into the current dwellings. Although they might be forced out of the previous dwellings, they were still able to perform the behavior voluntarily, a requirement for competency, physical, financial, demographic or whatever conditions, in moving into the current dwellings (Weidemann and Anderson 1985). It ignored cases of involuntary moving-in such as military families’ relocation (Speare 1974). This points to the gap in the western conceptual framework that overlooks the different processes that lead to residents’ current living situation. It assumes that all residents’ choices of a new place to live are within the same framework.  

Beijing’s redevelopment cases have made it clear that another type of moving behavior exists among a large population. Their satisfaction is toward the dwellings that they involuntarily moved in, rather than out of their wish upon affordability. Their moving behavior is more determined by the policies and processes of the housing system, regardless of residential satisfaction. The housing policies and distribution processes are so much attached to the housing itself that their evaluation of their dwelling can not be separated from them. 

In western countries’ market economic system, exclusion of involuntary moving behavior did not bring much problem since a great majority of people perform voluntary moves in their housing mobility. This is not true in China. Research in Shanghai identified that only 35.5% of residential relocation was voluntary (Wu 2004). In Beijing, a city concentrated with many central government institutions, this percentage is much lower. The exclusion of involuntary movers shows the gap existed in Weidemann and Anderson’s conceptual framework on residential satisfaction. It fails to capture residents as one group of people and pre-define them as two separate groups of voluntary and involuntary movers.
National and international political economy set conditions for neighborhood change and quality (Harvey 1989). In the larger urban studies framework, social and physical environments are both dependent upon the development policies and processes, in short, the political economy. It is urban development policies and processes under certain political economy that affect the social and spatial transformation of the city. Voluntary and involuntary moving behaviors are well grouped according to the different processes of housing distribution system: market distribution vs. administrative distribution, which is originated from the political economy: market economy vs. central-planned economy. As an intervening variable, the physical and social environment affects residential satisfaction with different original forces. The policies and processes of urban development under certain political economy are the original factors of varied satisfaction. 
The market and the central government are two major forces in housing allocation. The mix of these two forces shapes the physical and social environment into different final “products”. In a market economy housing is mainly distributed by market forces, whereas in the central planned economy housing is allocated by administrative power. If we approach this distribution process from the residents’ perspective, residential mobility in market distribution are mostly defined as voluntary moves, while those in administrative distribution are involuntary moves. 
Differentiating between voluntary and involuntary move explains the overall low satisfaction level in Beijing’s cases. Original residents in these redeveloped neighborhoods compare their living conditions with residents living around them. For this group of people, their expectation is always higher than what they got. The developers have to compensate considerably in allocating them so they provide housing only at the minimum cost and standard. So their residential satisfaction is definitely lower than average. Using this redefined framework structure of voluntary versus involuntary, it is clear that the factors affecting residential satisfaction should be dug out from the origin of policies and processes of these redevelopment projects. The next session will discuss the survey results focusing on involuntary nature of moving. 

Figure 2: Redefining the Conceptual Framework
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Discussion
Residents involuntarily moved in, and have incapable to move out even with housing stress. They stay even though they are dissatisfied. From the revised framework, there are two possible reasons for the decreasing satisfaction by time. One is that the deterioration of social and physical environment over time. The other is the increase of residents’ expectations. The city-wide living conditions and development standards have improved dramatically. The housing physical conditions for residents in this study should have greatly improved after relocation, but redevelopment standards also improved across four cases (see Table 2). As the nature of administrative allocation, residents expect the maximum within same social groups. The earlier redeveloped neighborhoods’ dwellers with poorer housing conditions are likely to expect the current standard. The deteriorating living condition and the increasing housing expectations work together broaden the discrepancy and lower residential satisfaction over time.
What Works and What Does Not

To explore the reason why residents are satisfied or dissatisfied, we need to find out what works and what does not in these cases. In the survey, residents were asked what they perceive as good or bad of living in the redeveloped neighborhoods. The sample size was around 6% of overall residents. Across four neighborhoods, it shows clear difference in residents’ perception in four neighborhoods. The compiling of their response is as follows.

Figure 3: Perceived good about the neighborhoods  
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A relatively high percentage of residents in these four neighborhoods believe that the transportation convenience they gain from the neighborhood location is the best benefit. Except for case B, certain numbers of residents appreciate living with households who have been their neighbors for a long time. Case B has a higher residents’ turn-over rate, which results in less bonding among neighbors. This also shows in neighborhood security. No one in case B thought it was safe. Good neighborliness can help keep a neighborhood safe. 
Interpreting this from the opposite, both A and B does not have nearby residential service facilities, which brings inconvenience in daily life. Case A is the only one that incorporated some courtyard houses symbols in the neighborhoods design. However, few residents appreciate it. Case D only painted the outside wall grey color, also gained some recognition of ‘historic design’ through the project’s propaganda. 

The most interesting result is about the affordability item. Even though these four neighborhoods housing price for original residents increased along the time, residents still feel that they are more and more affordable. For them, the relative housing price in the whole market at the time of purchasing is their references. The skyrocketing price of commercial housing in Beijing in the past decade actually compared the relocation housing price as much lower price choice to these relocated residents.

Figure 4: Perceived bad about the resided neighborhoods
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Across four cases, we see a general dissatisfaction on lack of public spaces. This is true in almost all inner city neighborhoods. Cases C and D seem to be better on building design, unit design and crowding problems than cases A and B. Other than the service facilities, case C generally received fewer complaints than case D. 
Because of the increasing number of car owners, the already small public space was encroached upon by car parking. Case D even rented out neighborhood open space for public parking. Complaints in case D also relate to the fact that the originally designed underground bicycle parking was refurbished to be used as hotel rooms. Public space was designed for residents but is not used by them. The money-driven activities in the neighborhood’s maintenance processes demonstrates the lack of regulation and the protection of residents’ rights in China’s current transitional economy. 

The density in Case B is lower than Case D, but its design did not create space for people to social. As a result, even with the highest density, even though all cases residents were not satisfied with their public space, more residents in Case D feel that they have well-designed public space in the neighborhood. Crowding in Case A and B are more severe problem than in Case C and D. It shows that residents’ perception of crowding still refers to their interior crowding, rather than the neighborhood crowding. From another perspective, it confirms Ekblad et al.(1992) research in China that as long as the traditional Chinese life style remains strong, the effects of crowding and side effects from a modern life style in high-rise and mid-rise would have little negative effect on stress, health and wellbeing.
The other dissatisfaction is with the incomplete service facilities the neighborhoods provide. In the past work-unit neighborhoods usually provided all necessary services such as kindergarten, grocery, and all kinds of maintenance. New development in suburbs also needs to follow ‘Thousand-Person-Standard’ to build service facilities to match with the residents’ needs. In the inner city development, most often this is not strictly followed. It could be compromised by some money compensation. Several people complained that there was ‘no supermarket around.’ Case D has fewer complaints which might be due to the fact that there is a supermarket right beside their neighborhood. 

The only factor that significantly predicts satisfaction is the unit size. This is also found to be true for public housing studies in western countries (Onibokun 1976; Varady and Preiser 1998) or other developing countries (e.g. Kaitilla 1993). The main function of housing is shelter. Product and service quality can only be effectively improved when the most important needs of customers are satisfied (Trappey et al. 1996). Case A and B are poorly rated because the most important needs are not yet satisfied. The unit size significantly predicts the residential satisfaction in this study. Case A was designed twelve square meter smaller than the standard unit size at that time. Residents were satisfied when they moved in. But later it really limited households’ daily living as the life cycle goes on. Case B’s unit size shrunk because of the developer’s alteration of the design. This could explain the high correlation between unit size and satisfaction when the basic need is not satisfied. 

Increasing Discrepancy Led Decreasing Satisfaction

The decreasing of residential satisfaction is due to the discrepancy broadening up by the deteriorating living condition and the increasing housing expectations. Case A clearly shows the combination of these two forces. Compared to their previous living conditions, the new housing units were once a big improvement when they first moved in. They were satisfied because at that time it was the best they could expect. 
According to Seo (2002), reasons for moving to the neighborhood are different from factors that sustain residents’ satisfaction. Their satisfaction did not last very long. The shortage of living area space is evident. Many have tried to enlarge their interiors by extending windows or installing walls on balconies. On the other hand, these residents have seen higher and higher housing standards through years. Those buildings that used to be the best are now among the poorest. In the Case A survey process, residents always suggested, ‘you should go looking at those new projects, ours is again dilapidated and in need of a second redevelopment.’
Case B is the neighborhood which appears to have both big physical and social expectation discrepancy. The poorly constructed apartment dissatisfied people from the beginning. They moved in involuntarily because that was the preferred one other than the option of moving to suburbs. Lawsuit and conflict has been going on among developers, residents, and officials from the beginning. Due to the high turn-over rate in the neighborhood, residents have little social interaction among each other. Even though they were all original residents living around, they had lived widely scattered within a more than twenty hectare place. Most of others living in the neighborhood were new rather than old neighbors. 
Being dissatisfied to both social and physical environment, the moving behavior and intention in Case B have been both very strong. Case B has the highest renting population. This was also confirmed by interviewing residents living in B that more than 50% were private renting. The survey failed to collect respond from many migrant tenants because they refused to fill out the survey. The survey data has a negatively skewed in representing the renting population. 
Moving Intension to Moving Behavior
Not all families who desire to move or to make residential alterations expect to be able to do so. The constraints at this point tend to be a mixture of social constraints and anticipated economic and political barriers. Not all families who expect to move actually do so, either because they changed their mind or because market and other economic factors prevent them from acting (Morris and Winter 1976: 73). The residents whom we have focused on are those living in neighborhoods redeveloped for original residents. Most of them, except those private renting residents, are mostly dissatisfied. Half of them have expected to move out. But from the survey, there were still more than half of the residents who intended to move but were not able to do so. 

In Case A, all original residents moved back, a ‘redevelopment without displacement’. Residents kept the strong feeling of community. Even though the survey did not catch up many housing turn-over, households’ adjustment never stops. Elder residents showed greater interest in living with old neighbors, even though they complained a lot on the physical conditions of the apartment. In this research, even though the physical environment experience is poor, the achievement of social environment experience keeps people stay in the neighborhood. Private renting dwellers know clearly about their housing needs, and their voluntary choice of renting in this neighborhood lead to higher satisfaction than owner occupied residents. The housing deficit in Case A has already brought up dissatisfaction and some desire to move. They were not able to move due to the constraints of a mixture of social and anticipated economic and political barriers. 
Even though people have higher moving intentions, it does not predict the high moving rate. The social environments among original residents have the effect of sustaining the social stability of the neighborhoods. Case A showed very high moving intentions because of poor living conditions, but the actual moving rate has been very low (see Table 1). On the contrary, Case B experienced both high moving rate and strong moving intention. It has the highest renting population. It was also confirmed by interviewing case B residents that more than 50% dwellers were privately renting. 
This study shows housing deficit already led overall dissatisfaction among residents, and also a high moving intention. But moving intention does not necessary lead to actual similar moving behavior. The mixture of social and anticipated economic and political barriers is the main constraints for their moves.  A stronger social network in Case A than B made the difference in moving behavior. In both cases, the lack of an appropriate housing market supply becomes the main constraints in the actual moving behavior. This will be further discussed in next chapter. 

Subsidized Housing Satisfaction and Moving Behavior

Among western public housing dwellers, the voluntary and involuntary also shows the difference between forced relocation and voluntary mobility.  Goetz (2002) studies both voluntary and involuntary public housing dwellers, and finds that the overall satisfaction to different neighborhood characteristics are lower than the ‘OK’ level evaluation. Voluntary and involuntary moving natures do not necessarily affect the satisfaction. It is consistent with China’s experience that welfare housing allocation can have varied satisfaction level. The origin of dissatisfaction is from the policies and processes of the public housing system. The division of voluntary and involuntary framework enables the establishment of perspectives in exploring residential satisfaction, not only from the physical social environment, but also tracing back to the policies and processes that transformed the environments.

Some other similarities of Beijing’s cases with western public housing research are also among the western public housing studies. Public housing dwellers in US are not happier when living longer although they are overall satisfied (Varady and Preiser 1998). Interestingly, Onibokun (1976) studied subsidized housing in Canada and found that longer stays were associated with lower levels of neighborhood satisfaction. Also the unit size of public housing, or the crowding situation, is a strong predictor of satisfaction. This shows that public housing as a social welfare, the main goal is to satisfy the lowest level housing needs. This is also true in redevelopment cases studied in this research. The physical standard in along the margin of physiological needs satisfaction. 

Neighborhood renewal in inner city Beijing is initially intended to maintain original residents on site and improve their living standard, but these goals are in practice being undermined by the exigencies of the growing real estate industry (Lu 1997). The potential value of living in the inner city attracts everyone to stay. The whole relocation process has been forced no matter where original residents move. Beijing’s redevelopment case does not allow staying unchanged.  This is similar to the HOPE VI project in US in which original residents were all displaced for new development. Residents in both places have fought for the clearance of their old housing. 

In the US there is another voluntary relocation model called the ‘Moving To Opportunity (MTO)’ program that provides residents with a voucher to move to low-poverty areas, in which the main social goal is to deconcentrate the poverty (Goetz 2002). Public housing dwellers receive vouchers to move to other places so that the poor are not concentrated in one place any more. Beijing has implemented similar housing policy for the lowest income group, those who receive ‘lowest social security’. Rent subsidy around 500 yuan is given to households whose living space is less than five square meters per person. The policy is only targeting a tiny number of households. Moreover, looking for an apartment is more difficult than being qualified for this benefit. The housing market supply appears to have severe gaps for low income residents. 

Redevelopment projects in Beijing have been lacking its social goals. It is not for the purpose of deconcentration of poverty, rather, it resulted in a poverty reconcentration process. The original inner city residents move out either to suburban or inner city neighborhoods that are specifically developed for this group of residents. It is a process of planned segregation of lower-income group residents in the inner city or suburb. Whether the ‘re-concentration of poverty’ nature in relocation policy has some negative social impacts can not be answered by this research. But the increasing polarization in the society is highly possible to create conflicts among segregated groups. 

As China’s transitional economy moves from centrally planned towards a more market-oriented economy, the gradual ending of welfare housing provision will remove the work-units’ high standard housing allocation totally. Commercial housing sales have an increasing share in the housing provision. Many more market choice moving behaviors will happen in Chinese cities. The housing market will follow the profit-driven pattern and show similar phenomenon in the welfare housing provision if there is. Before residents can have their moving intentions unhindered in the growing housing market, the incapability of materializing their strong moving desire will stay. The housing market growth will be helpful in facilitating residents’ moving behavior. However, if the intention is to increase residents studied in this research to move, the focus should be more on the relative lower-end housing sub-market. 
This residential satisfaction research has found out that the administrative allocation of redeveloped housing is hard to sustain residential satisfaction due to the change of households’ expectation, and deteriorating of the physical environment. Moving intensions has been growing because of the poor physical conditions, but the social interaction helps preventing actual moving behaviors. Unable to fulfill the lowest level physiological housing needs have negative impact on achieving high residential satisfaction. By removing the welfare housing provision policy, to increase these studied residents’ living condition can only rely on their own capabilities in materializing moving intentions into actual moving behaviors. This research has found out that among this studied group of residents, the satisfaction is low and moving intention is high. It confirms the housing demand. To solve this, housing policies is hopeful to be able to manipulate in the market supply side.

Conclusions

Redevelopment policy in Beijing created a mix-effect of market forces with administrative power during the housing reform. The policies enable some original residents to stay at subsidized price. While more and more evictees protest against the bulldozer redevelopment, some studies have criticized that redevelopment in Beijing has favored original households, in which the official policy privileging them in terms of having priority or compensation in allotment or purchasing housing units in the redeveloped neighborhood. 

This research points out the limitations of the western conceptual framework in interpreting residential satisfaction in Beijing’s cases. China’s transitional political economy fails to satisfy the assumption of unhindered moving behaviors in western housing market. The revised conceptual framework attempts to address involuntary moving-in nature of relocated residents. It highlights the policy and processes of urban redevelopment as the original factors of residents’ housing experience. Individual housing needs is the reference of their housing expectation. The discrepancy between expectation and experience is their residential satisfaction. The revised conceptual framework is able to qualitatively explain some variances and overall low residential satisfaction in four studied cases. It is particularly useful in China’s transitional economy context in which voluntary and involuntary moving natures coexist in the housing system.  
Using residential satisfaction as a criterion to testify the successfulness of urban redevelopment policies, this research shows that Beijing’s redevelopment was a failure within the group of original residents who moved back to the inner city redeveloped neighborhoods. Beijing’s inner city redevelopment set up the goal as physical improvement, following the pattern of ‘differentiating social groups’. The urban redevelopment agenda has practically accomplished its agenda for improving the living conditions of the inner city residents physically, segregated the low-income original residents groups from commercial housing dwellers. But it has not solved the persistent problem of the low social and economic status of these residents. This proved that efforts focused mainly on physical rehabilitation would fail (Haar 1975; Ng 2002). The reduction of social disparity should also be included as a social goal to pursue in the redevelopment processes (Carmon and Hill 1988). As China slowly realize the risk of having a polarized and segregated society, it is critical for policy makers to rethink about the redevelopment policy which had promoted segregation. 

This empirical research has only studied the inner city redeveloped neighborhoods which was developed to accommodate original residents. These residents were better-off among the original population, but disadvantaged comparing to nearby commercial housing dwellers. A larger number of inner city residents were displaced to the suburbs. To evaluate redevelopment policies comprehensively, a research that studies all involved residents, including displaced residents’ group and commercial housing dweller group, is necessary. 

Beijing’s redevelopment has been responsible for all residents’ relocation. Although it does not succeed in enhancing and sustaining residential satisfaction, it has offered great lessons and experience to other cities in transitional economy on how to mediate the social needs and economic pressure in the process of redevelopment. The allocation of redeveloped apartment to original households is approved not able to achieve a high residential satisfaction in the long term, because of the lack of maintenance efforts and changing household needs. A higher level a satisfaction requires the freedom of housing adjustment by residents. A complete and matured housing market is expected to provide more opportunities of housing adjustment.   

As China’s economy transits from central planned towards a more market-oriented economy, the revised conceptual model predicts that more voluntary moving behaviors constrained by market force will happen. Commercial housing sales are becoming the main stream of housing provision. However, the increasing social conflicts in Beijing’s redevelopment processes have shown the broadening polarization and inequality among the society. It implies an increasing social, political and economic cost for the redevelopment processes. Caring the disadvantaged residents in the redevelopment processes becomes an urgent social goal to pursue. Maintaining a welfare housing sector for disadvantaged groups has a positive effect on the overall urban development. 
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Figure � SEQ Figure \* ARABIC �0�: Moving-in time of surveyed residents
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Figure � SEQ Figure \* ARABIC �1�: Comparison of moving behaviors in different housing system
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