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Abstract: This study aims to provide new knowledge for the governments to enact more effective
policies to proceed housing redevelopment programs. We conducted a survey on local urban villagers
in Hangzhou city of China. Overall, our results provide valuable theoretical and practical implications
for sustainable urban development. Firstly, we found that more reasonable compensation and
more respecting justice and democracy during redevelopment implementation increases people’s
acceptance of government’s housing redevelopment program. Secondly, we demonstrated that
experiences from social learning, such as government–homeowner conflicts and quality of living of
other homeowners who have experienced similar programs, and people’s own historical housing
redevelopment experience, significantly influence their acceptance of the program. Thirdly, if the
governments ensure more justice and democracy, it largely enhances effectiveness of compensation in
promoting people’s acceptance of the housing redevelopment programs.
Keywords: urban revitalization; urban village; internalize externality; sustainable development

1. Introduction
Conflicts between government and homeowners in urban revitalization are common in developing
countries [1–3], and most of the conflicts arise from the process of internalizing externalities which are
understudied [4–6]. This study aims to provide new knowledge for the governments to enact
more effective policies to proceed redevelopment by internalizing the positive externalities of
urban revitalization.
We selected the redevelopment of urban villages in the Hangzhou city of China as field of
experiment. Rapid urbanization lead to large scale of urban housing demolition. For instance, 68
urban villages were demolished and reconstructed by the end of 2015 in Hangzhou, the capital of
Zhejiang Province. The local government further plans to complete the redevelopment of 178 urban
villages in the next five years, involving 58,790 households. Long-term and large-scale redevelopment
has been common in many countries. For example, the first period of mass demolition in England
started from the slum clearance act of 1930 and again as part of the post-war housing reconstruction
between the mid-1950s and the 1960s [7,8]. After the Great Depression and World War II, the United
States started a large-scale slum clearance program. More than 400,000 housing units were cleared or
planned to be cleared, and over 300,000 households were relocated [9–11]. Over the last decades, the
United States and many European countries have witnessed substantial housing and neighborhood
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redevelopment programs, such as HOPE VI (USA), urban renewal in France and ‘Urban Restructuring’
in the Netherlands [12].
An urban village in China is typically a community located in the very central area of a city, but it
is dirty, messy, and filled with poor residents [13,14]. Different from the western economies where the
slums are the result of urban declining or outdated buildings [15] during the period urbanization is
almost down, the urban villages in China are an outcome of China’s unique land ownership system
during the rapid urbanization process [16]. However, the urban villages in China share similar causes
to that of the western economies, which means it is cheaper for the local governments to acquire
lands from the sub-urban areas and to build up sub-city centers compared to redeveloping the central
outdated urban areas.
We conducted a survey on local urban village households whose homes have been, are being, or
are to be redeveloped in Hangzhou, China. We found that, in addition to urban villagers’ demographic
characteristics, the governments’ policy implementation methods significantly influence urban villagers’
attitudes towards potential housing redevelopment programs. Firstly, if the compensation is more
reasonable, the redevelopment implementation is more standardized, the government respect people’s
demographic rules more, people will have higher willingness to accept government’s redevelopment
programs. Secondly, individuals observe and learn from the social issues like government–homeowner
conflicts. Thus, people’s perceptions on government–homeowner conflicts and understandings on
other people’s quality of living after housing redevelopment significantly influence their acceptance
of government’s potential housing redevelopment programs. We also find that if a household has
positive experience of housing redevelopment in the past, their acceptance of future governments’
redevelopment program will be higher. Thirdly, more justice and democracy during land acquisition
and redevelopment procedure enhance the effectiveness of compensation in promoting people’s
acceptance of the redevelopment.
This paper contributes to the urban revitalization literature [4–6] by providing more understandings
on the process of government’s efforts to internalize the externalities. We argue that (monetary)
compensation alone is insufficient to persuade homeowners to accept redevelopment programs, but the
justice and democracy during redevelopment implementation ensure the effectiveness of compensation
in raising people’s acceptance of redevelopment. This study differs from existing studies on land
acquisition and urban redevelopment in China [1,2,17,18] by revealing the mechanism that people
learn from social issues as well as their own past experience which influences their acceptance of
governments’ redevelopment programs. Moreover, this paper is of policy significance, and it provides
reference for governments’ implementation of urban revitalization programs to facilitate sustainable
urban redevelopment.
The rest of the paper is structured as follows. Section 2 provides a brief literature review. Section 3
introduces the field of experiment, data, and research design. Section 4 elaborates our results and
discussion. Section 5 concludes and discusses policy implications.
2. Literature Review
2.1. Urban Revitalization
The revitalization of outdated urban areas can enhance urban living environment and land use
efficiency, to raise the overall social welfare. Literature has an extensive discussion on externalities of
urban revitalization [19–22]. The factors influencing the magnitude of externalities include distance
from the urban revitalization sites and some government housing policies like rent control [23].
The externality of urban renewal is often measured by economic consequences, like changes in housing
prices [15,24].
The governments’ effort to initiate and pay for community revitalization is a typical process of
internalizing the externalities of urban revitalization [4–6,25–27]. Internalization of externalities is vital
to the sustainability of urban revitalization programs, due to the low motivation of homeowners [5].
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One the one hand, owners of the outdated or dilapidated buildings typically are unwilling to participate
in state-led upgrading programs. On the other hand, they are often unsatisfied with the compensation
from community upgrading programs, on the other hand, they are not able to benefit from (or
internalize) the positive externalities of housing revitalization. While the externalities of urban
revitalization have been widely discussed, the internalization process of externalities is insufficiently
studied [24]. To fill in this gap, our study aims to investigate how the factors, which are related to
government’s behaviors, influence the internalization of externalities in urban revitalization. We will
take the redevelopment of urban villages in Hangzhou China as a field of experiment.
2.2. Conflicts between Governments and Homeowners in Urban Redevelopment
Urbanization is a necessary process for the development of an economy [28]. However, as the
urbanization process continues to accelerate, the demand for land by capital, technology, and other
production factors is increasing, making limited urban land resources scarcer [13,29]. Therefore, on
the one hand, cities will inevitably acquire land from rural areas. On the other hand, the city must
redevelop its outdated areas to make better use of its existing lands. Conflicts between the governments
and the homeowners are very common during the redevelopment process in developing countries.
In China, between 2011 and 2015, more than 40% of administrative dispute cases are associated
with urban redevelopment [30]. For example, substantial conflict between households and local
government resulted in the abortion of Hung Hom Estate redevelopment project in Hong Kong [31].
In the Hongqiao Comprehensive Transport Hub of Shanghai, conflict between homeowners and local
government caused violent resistance from the property owners, which resulted in project delay [32].
Due to the rising conflicts between the government and the homeowners, urban redevelopment
has been increasingly challenging [2]. Many conflicts between the government and homeowners
turn out to be violent resistance of the homeowners, and these are more common during the housing
demolition process. Given that the Chinese treasure their housing as an essential private property,
they are less willing to give up the property and resettle. With rapid urbanization, recent years have
seen increasing and severe resistance to housing demolition from local residents, who are referred to
as “nail households” [33]. They refuse to access the government’s plan and present strong resistance
until they receive the amount of compensation that they consider ‘fair’ [34]. Once the government
refuses to satisfy their requirements, “nail households” will take more extreme actions to confront with
government’s demolition, and some even risk their lives [35]. To some extent, government–homeowner
conflict has become an important factor that has deferred China’s sustainable urban development,
social stability, and efficiency [2].
Since the reform and opening-up in China, the rapid urbanization process has generated
a large number of urban redevelopment projects for urban expansion and urban infrastructure
improvement [32]. Urban villages are the most commonly targeted areas that are redeveloped [36,37].
The urban villages are dirty, messy, poor, and even regarded as ‘China’s slum’ [14,38]. Given increasing
government–homeowner conflicts during large-scale urban village redevelopment in China, it has been
a social and academic focus to study what are the causes of and how to address the conflicts [1,17,18].
Many studies argue that compensation is the most important cause for government–homeowner
conflicts. Intuitively, homeowners are not satisfied with the redevelopment programs either because
they are not sufficiently compensated or because they are not aware that they have been fully
compensated [1–3]. Some studies also argue that the government–homeowner conflicts are also caused
by “government’s unrestricted power” and imperfect legislation [1,2,39]. For example, Ocheje (2007)
criticizes the “public interest justification for forced evictions of African governments” was actually a
cover for antiquated and inappropriate planning laws of colonial origin, corruption, and failure of
development and land reforms. Similarly, Pils (2005) [3] pointed out that many issues of the demolition
are caused by lack of protection for private property in legislation. Therefore, the central government of
China and even local governments have carried out a series of adjustments to the land acquisition and
demolition policies, strictly regulating the management of land acquisition and demolition [40]. In 2011,
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the Central Government officially promulgated regulations about the collection and compensation
for houses on state-owned lands. Since then, the compensation has been significantly raised, and the
grass-roots regime has been disciplined and supervised. However, despite this, conflicts between
homeowners and the government continue to occur [2]. The above anomaly gives rise to our research
question: what are the factors that affect homeowners’ acceptance of urban village redevelopment
in China?
3. Field of Experiment, Data, and Research Design
3.1. Background of Urban Village Redevelopment in Hangzhou
We conducted a survey in 2017 on local urban villagers in Hangzhou, China. Since the reform and
opening-up, China’s urbanization process has further accelerated. Between 1978 and 2004, the urban
built-up area increased from 8,842 km2 to 23,943 km2 [41]. Meanwhile, the proportion of urban citizens
in total population rose to 45.7% in 2008, which was more than two times of that in 1978 [42]. To support
rapid urbanisation and accommodate rapidly increasing population, cities have expanded rapidly and
kept converting surrounding rural lands to urban lands. In this process, the government are more
willing to acquire farmland in the sub-urban areas while less willing to redevelop the outdated villages
in the central areas to avoid high compensation costs [13]. Consequently, these outdated villages are
gradually surrounded by new urban areas and are transformed into the urban villages. Compared
with average urban housing, the homes in the urban villages have cheaper rents due to their poor
housing conditions and inferior environments. However, the urban villages usually have good access
to public transportation. Therefore, the urban villages become the most favourable places of residence
for migrant workers and other low-income groups [43].
Homeowners in urban villages have long-term land use rights and can construct housing on
their lands free from government urban planning administration, but they are not allowed to sell
their properties to residents outside the urban villages or even non-household members [44–46]. As a
result, the urban villagers tend to substantially expand their housing on the purpose of providing more
renting space. In addition, these local villagers have low motivation to well maintain their housing
because most of the rooms are used for rental purposes [45]. Consequently, urban villages then have
issues like overcrowding and squalor, as well as being full of social problems [13].
However, China’s urban villages are different from slums in other countries. As suggested
by UN-Habitat, slums refer to those urban residential areas with “inadequate access to safe
water, inadequate access to sanitation and other infrastructures; poor structural quality of housing,
over-crowding and insecure living conditions”. Although urban villages are like slums in terms of
poor physical conditions and management, those villages in Chinese cities cannot be classified as
slums [38]. There are two aspects of major difference between the urban villages and the slums. Firstly,
the residents are different. In the urban villages, the homeowners act as the landlords who live on
renting their private properties, and renters are the low-income migrant workers. Urban villages tend
to be homes for the new migrants where part of whom will finally move out and upgrade to normal
citizens. However, the slums are home to the poor and crime. Secondly, the causes of formation
between the two are different. Urban villages are those areas which the governments choose not to
develop due to some reasons, but the slums are the declining urban areas without proper maintenance
and management [16].
Hangzhou, the capital of Zhejiang Province, is one of the typical cities suffering from urban village
problems after rapid urbanization. The redevelopment of urban villages in Hangzhou consists of three
modes, demolition and resettlement, regeneration, and the combination of the two. According to
“Suggestions on the Redevelopment of Urban Villages in Hangzhou (2016–2020)” which was announced
by the Hangzhou Municipal Committee and Municipal General Office, the redevelopment of urban
villages in Hangzhou consists of three modes: 1) Demolition and Resettlement; 2) Regeneration; 3)
Combination of the two modes. Firstly, in the mode of Demolition and Resettlement, buildings in
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Figure 1. Distribution of 178 Urban Villages to be Redeveloped in Hangzhou, China.
Figure 1. Distribution of 178 Urban Villages to be Redeveloped in Hangzhou, China.

Note: In the figure, each dot describes one urban village. We only consider the main urban area
in Hangzhou, which are the areas within the red boundary. We randomly selected and surveyed 20
of the urban villages which are marked by red triangles.
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Note: In the figure, each dot describes one urban village. We only consider the main urban area in
Hangzhou, which are the areas within the red boundary. We randomly selected and surveyed 20 of the
urban villages which are marked by red triangles.
After interviewing relevant government departments like Hangzhou Ministry of Land and
Resources and Hangzhou Construction Committee, we randomly selected 20 urban villages and we
conducted the survey between December 2016 to August 2017. In order to increase response rate
and reduce selection bias, seven research assistants were hired to approach the potential respondents
face to face. Then, 330 valid questionnaires were collected (each questionnaire is answered by one
representative of one household). The sample size meets the requirement (the standard deviation is
0.45762. At 95% confidence level, the minimum sample size is 322, with the estimated error no more
than 5%).
The sample distribution is presented in Table 1. Among our sample of 330 households, a total of
160 households (one representative for each household) had experienced redevelopment, accounting
for 48.5% of the total sample. 121 households’ homes are being redeveloped (36.7%) and 49 households’
homes are pending to be redeveloped (14.9% of the sample). In Panel B of Table 1, redevelopment is
welcomed by 68.97% of interviewed households. Table 2 presents the distribution of demographic
information of the respondents.
Table 1. Sample Distribution.
Panel A
Stage of Redevelopment
Redevelopment finished
To be redeveloped
Being redeveloped
Total

48.5%
14.9%
36.6%
100%

Panel B
Willingness to be redeveloped (YES or NO)
YES
68.97%
NO
31.03%
Total
100%
Note: This table presents the distribution of surveyed households in terms of their stages of housing redevelopment
(Panel A) and their willingness to accept another government redevelopment program in the future, which is
indicated as “Willingness to be redeveloped” (Panel B), which is the key dependent variable in this study. In Panel A,
“Redevelopment finished” means the household has already experienced redevelopment and the redevelopment has
been finished; “To be redeveloped” means that a household has reached agreement with government and its home is
planned to be redeveloped. “Being redeveloped” means the demolition of a household’s home has already started.
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Table 2. Distribution of Demographic Information of the Surveyed Household Representatives.
(1)

(2)

(3)

(4)

(5)

(6)

Gender (%)

Age (%)

Household Composition (%)

Household Income (%)

Household income Source (%)

Educational Background (%)

Self-employed
Employed
Compensation
from Land
Housing Renting
Farming
Others
Total

10.38
66.08

<Middle school
Middle school

13.15
19.83

0.51

High school

19.83

5.32
1.52
16.19
100

>High school

47.19

Total

100

Male
Female

Total

54.4
45.6

100

≤19
20–30

1.94
18.53

31–40

30.83

41–50
51–60
≥61
Total

14.44
15.73
18.53
100

Single
Married (with children)
Married (without
children)

Total

14.98
77.31

<50 K
50 K−100 K

23.49
44.83

7.71

100 K −200 K

24.57

200 K −300 K
>300 K

4.52
2.59

Total

100

100

Note: This table provides the distribution of the surveyed household representatives in terms of each demographic factor. In Column 3, the category “Single” includes these unmarried and
the divorced.
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3.3. Model Specification
Our empirical analysis aims to explore the factors that affect attitudes of homeowners in urban
villages towards housing redevelopment. We adopted the binary logistic regression model, which is
specified in Equation (1).
Yi = β × Xi + ui
(1)
Yi is the dependent variable. Yi = 1 if the respondent i is willing to accept the future housing
redevelopment program conducted by the government, and Yi = 0 if he/she is unwilling to accept
the redevelopment program. Xi represents a vector of explanatory variables which are discussed in
Section 3.4. β is the vector of coefficients. ui is the residual.
3.4. Variable Selection and Description
The dependent variable, “Willingness to be redeveloped”, is measured by the question “Given
that the government will provide reasonable compensation level, are you willing to accept government
redevelopment plans in the future?”. The dependent variable measures people’s perception on
government’s redevelopment plans. A household’s willingness for redevelopment depends on the
rational judgment about benefits from redevelopment. We divide the factors influencing households’
judgement into three categories.
The first category is individual characteristics and household resource. This category includes
individual demographic and household characteristics, such as gender, education, marriage, and
household income. Besides, household members working as government staff were chosen as an
important factor of household resource in the social structure, which represents access to more social
capital. Social capital helps regulate the rationality of household behaviors. Therefore, the existence
of household members working as government staff can encourage the willingness to accept land
acquisition and redevelopment. Besides, as a social stabilizer, social security system can effectively
alleviate structural pressure and thus avoid the occurrence of destructive behaviors of residents. Since
the urban and rural medical insurance has basically covered the whole area of Hangzhou, this study
will choose participating in urban pension as the main indicator for whether a household is protected
by social security.
The second category is perception of society. Previous events continue to affect people’s
understandings about society and people’s values, thereby ultimately influencing their attitudes towards
urban village redevelopment. Past events, such as conflicts in land acquisition and redevelopment
and corruption of government officials, may all be sources for people to learn and understand society.
During the period of rapid social transformation, changes in people’s land awareness show that this
type of impact is significant and important. Chinese farmers’ attitudes towards land acquisition and
redevelopment have changed significantly in recent years from supporting and trusting the government
and fully accepting the compensation and resettlement policies to gradually safeguarding their rights
and trying their best to resist [45,47].
Therefore, we used the following questions to dig out people’s perception towards to society.
We use the question “Do you think that the conflicts between the government and homeowners
are evident in land acquisition in China?” to measure people’s understandings on whether
“(Government–homeowner) conflict is common”. We used the question “Do you think that many forced
redevelopment events have occurred?” to measure people’s understandings on whether “(Unwillingly)
forced eviction/demolition is common”. We used the question “What do you think of the situation of
people after land acquisition and redevelopment” to measure people’s perception of quality of living
after redevelopment.
The third category is the perception on justice in the process of land requisition and redevelopment.
We used the question “During the process of land acquisition and redevelopment, do you think the
compensation is reasonable?” to reflect people’s perception on compensation level. We used the
question “Do you think that the process of land acquisition and redevelopment is compliant with
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rules?” to measure people’s perception on whether the redevelopment process is compliant with rules.
We used the question “Do you think that the process of land acquisition and redevelopment respects
people’s democratic rights?” to reflect people’s understandings on government’s respect for citizen’s
democratic rights.
Table 3 summarizes the definitions of the variables discussed above. Table 4 provides the
distribution of each variable.
Table 3. Definitions of variables.
No.

Variable

Definition

1

Gender

Dummy variable: 1 = male, 0 = female

2

Age

Categorical variable: 1 = under 30 years’ old, 2 = 31–40 years’
old, 3 = 41–50 years’ old, 4 = 51–60 years’ old, 5 = above 60
years’ old

3

Marriage

A categorical variable: married and have children = 1, married
and have no children = 2, divorced = 3, unmarried = 0

4

Education background

Dummy variable: 1 = high school or above, 0 = below
high school

5

Household income

Categorical variable: Annual household income, Categorical
variable, below 50 thousand = 1, between 50–100 thousand = 2,
between 100–200 thousand = 3, between 200–300 thousand = 4,
above 300 thousand = 5)

6

Participating in urban pension

Dummy variable: no = 0, yes = 1

7

Member of Household as
government staff

Dummy variable: no = 0, yes = 1

8

Perception on compensation
level

Categorical variable: 1 = unreasonable, 2 = a bit unreasonable,
3 = neutral, 4 = a bit reasonable, 5 = reasonable

9

Redevelopment’s compliance
with rules

Categorical variable: 1 = not at all, 2 = not, 3 = neutral, 4 =
fine, 5 = yes it is

10

Respect for democratic rights

Categorical variable: 1 = not respect, 2 = lack respect, 3 =
neutral, 4 = a bit respect, 5 = respect

11

Perception of quality of living
after redevelopment

Very bad = 1; bad = 2; average = 3; good = 4; excellent = 5

12

(Unwillingly) forced
eviction/demolition is common

Categorical variable: 1 = common, 2 = a bit common, 3 =
neutral, 4 = not that common, 5 = not common

13

(Government–homeowner)
conflict is common

Categorical variable: 1 = common, 2 = a bit common, 3 =
neutral, 4 = not that common, 5 = not common

14

Willingness to be redeveloped

Dummy variable: no = 0, yes = 1

Note: This table provides the definition for each variable.

Table 4. Evaluation of Land Acquisition and Redevelopment System and Background Elements.
Item
Perception on compensation level
Redevelopment’s compliance with rules
Respect for democratic rights
(Government–homeowner) conflict is common
(Unwillingly) forced eviction/demolition is common
Perception of quality of living after redevelopment

Percentage of Respondents in Each Category
5

4

3

2

1

Total

Mean
Score

0.65%
0.43%
1.30%
3.66%
4.74%
12.01%

34.27%
35.56%
37.58%
29.74%
19.40%
40.59%

29.31%
22.41%
35.64%
35.13%
40.95%
31.13%

27.80%
33.84%
17.49%
28.23%
32.11%
11.47%

7.97%
7.76%
7.99%
3.23%
2.80%
4.80%

100%
100%
100%
100%
100%
100%

2.92
2.87
3.07
2.98
3.09
3.45

Note: This table provides the distribution of the surveyed household representatives in terms of their perceptions on
governments’ redevelopment programs. The higher the scores are, the more positive people’s attitudes are towards
the redevelopment programs.
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4. Results and Discussion
4.1. Urban Villagers’ Willingness for Redevelopment
According to our survey, as shown in Table 5, 68.97% of all the interviewees indicate that they are
willing to accept future government redevelopment programs by the government, and 31.03% refuse.
Among the respondents who have reached agreement with government for the current redevelopment
plan, 76.5% of them show their willingness for future redevelopment. The number is higher than that
of the group of households who have already experienced housing redevelopment (63.1%) and that of
the group of households whose homes are being redeveloped (69.1%). The main reasons why people
will accept future redevelopment include “acquiring more than one set of resettlement housing units to
improve living environment and rental income”, with 72% of the interviewees who are willing to accept
future redevelopment choosing this; “Obtaining compensation to improve quality of living”, with
66.29% of the interviewees who are willing to accept future redevelopment choosing this; “Improving
infrastructure and public service conditions such as transportation, schools, communications, and
medical services”, with 34% of the interviewees who are willing to accept future redevelopment
choosing this.
Table 5. Attitudes Towards Redevelopment.
Attitudes towards redevelopment (YES or NO)

Groups

YES

NO

Total

Redevelopment finished

63.10%

36.90%

48.4%

To be redeveloped

76.50%

23.50%

14.9%

Being redeveloped

69.10%

30.90%

36.7%

68.97%

31.03%

100%

Total

Note: This table provides the attitudes to a future redevelopment program of three groups of residents,
the “Redevelopment finished” group, the “To be redeveloped” group and the “Being redeveloped” group.
“Redevelopment finished” means the household has already experienced redevelopment and the redevelopment has
been finished; “To be redeveloped” means that a household has reached agreement with government and its home is
planned to be redeveloped. “Being redeveloped” means the demolition of a household’s home has already started.

From Table 5, we can see that people’s perceptions on future housing redevelopment are generally
positive. People look forward to government redevelopment as they believe redevelopment is beneficial.
In fact, with increasing value of compensation for lands and houses due to urbanization, most
homeowners not only do not reject the redevelopment, but also expect to change the existing economic
conditions through land acquisition and house redevelopment, given reasonable compensation (as
shown in Table 6). Shi et al. (2011) finds that land acquisition and redevelopment may not reduce
household income and may even increase household income in developed regions [48]. However, we
observed some anomalies and concerns: Why is the perception of people towards future redevelopment
positive, but it turns to be less positive after people’s housing redevelopment starts? Are there other
factors that fundamentally affect people’s perception for redevelopment, in addition to economic
factors like compensation? An in-depth analysis is needed to answer these questions to provide a
better way to resolving current redevelopment difficulties.
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Table 6. Reasons for Accepting Redevelopment.
Reasons

Percentage

Obtaining compensation to improve quality of living
Acquiring more than one set of resettlement housing units to improve living
environment and rental income
Improving infrastructure and public service conditions such as transportation,
schools, communications, and medical services
Becoming urban residents with higher social status and high-quality urban life
Other jobs are better than farm work
Others

66.29%
72.00%
34.00%
3.18%
4.29%
2.87%

Note: The table provides the reasons of accepting government redevelopment programs by residents who have
indicated that they are willing to accept a future housing redevelopment program.

4.2. Empirical Results: What Influences People’s Perception on Urban Village Redevelopment
A logit model (Equation (1)) was adopted to estimate Models 1–3 and the results are presented
in Table 7. The models are of good explanatory power. From Model 1 to Model 3, more explanatory
variables are included, prediction accuracy of the model increases, and the coefficients are stable.
Therefore, our empirical analysis only needs to discuss the results of Model 3 (Nagelkerke R2 = 0.510,
with a forecast accuracy of 78.6%).
(1) Individual demographic and household characteristics. Among the seven variables of
individual and household characteristics, all variables, except for gender and participating in urban
pension, are significant at 5% level or 1% level. Thus, factors such as age, educational background,
household income, and member of household as government staff, have significant influence on
people’s perception on future urban housing redevelopment. The coefficient of age is −0.17, thereby
indicating that the younger the respondents are, the more likely they are willing to be redeveloped;
that is, the less likely they are to reject redevelopment programs. It is traditional in Chinese culture
that people have strong community attachments, and they prefer to stay in the houses in which their
ancestors lived. This geographical attachment tends to increase with age. Consequently, the older
residents’ intention for redevelopment is less positive. This conclusion is consistent with our expectation
and with previous literature [49]. Among the three categories of the variable of marriage, since the total
compensation is directly linked to the number of household members, married households are more
willing to be redeveloped than singles. In addition, the coefficient of household with children (1.51) is
greater than that without children (0.61). Due to government’s redevelopment compensation policy,
people in areas of great redevelopment potential are eager to get married and give birth to children to
obtain more redevelopment compensation by increasing population. This behavior has also increased
the instability of marriage to some extent. In recent years, the divorce rate in Hangzhou has continued
to rise, and 27,470 pairs divorced in 2017, a significant increase of 17.6% over the previous year.
Moreover, a positive coefficient of education (0.40) indicates that a high probability of accepting
redevelopment is associated with higher level of education. With higher education levels, people
have a higher capability to understand the details of the redevelopment policies, and they can also
better understand the social values (positive externalities) of urban housing redevelopment and its
significance toward improving production and living environment. Household income (−0.110) and
household members as government staff (0.742) have also a significant effect on the redevelopment
perception. The results show that people with higher income, who are a little sensitive to the economic
benefits of the redevelopment, are reluctant to be relocated. Households with civil servants are more
willing to be relocated compared with those without.
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Table 7. Factors Influencing Willingness for Redevelopment.
Dependent Variable: Willingness for Redevelopment
Model 1

Explanatory Variables
Constant term

Individual
demographic and
household
characteristics

Gender
Age
Marriage
[Marriage = 1]
[Marriage = 2]
[Marriage = 3]
Education
Household income
Participating in urban pension
Member of Household as government staff

Policy perception

Perception on compensation level
Redevelopment’s compliance with rules
Respect for democratic rights

Perception on society

(Unwillingly) forced eviction/demolition is common
(Government–homeowner) conflict is common
Perception of quality of living after redevelopment

Model simulation and
prediction

−2Log likelihood
Nagelkerke R2
Prediction accuracy

Model 2

Model 3

B

Sig.

Exp(B)

B

Sig.

Exp(B)

B

Sig.

Exp(B)

1.62 **

0.019

5.053

−2.04 **

0.016

0.130

2.462 ***

0.000

11.728

0.33
−0.20 **

0.894
0.025

0.21
−0.33 **

0.955
0.048

1.234
0.719

0.102
−0.170 **

0.677
0.045

1.107
0.844

1.51 ***
0.61 **
−0.05
0.57 ***
−0.04 **
0.458
1.08 ***

0.000
0.050
0.871
0.000
0.025
0.674
0.000

1.391
0.819
1.000
4.527
1.840
0.951
1.768
0.961
1.581
2.945

1.21 ***
0.58 **
−0.087
0.403 **
−0.107 **
0.339
0. 775 **

0.000
0.082
0.640
0.022
0.019
0.875
0.021

3.353
1.786
0.917
1.496
0.899
1.404
2.171

1.11 ***
0.579 *
−0.027
0.403 ***
−0.110 **
0.323
0.742 **

0.000
0.094
0.933
0.002
0.018
0.900
0.014

3.034
1.784
0.973
1.496
0.896
1.381
2.100

0.55 ***
0.252 **
0.51 ***

0.000
0.023
0.000

1.733
1.287
1.665

0.533 ***
0.16 *
0.528 ***

0.000
0.078
0.000

1.704
1.174
1.696

0.170
0.518 **
0.363 ***

0.241
0.013
0.010

1.185
1.679
1.438

324.517
0.287
71.4%

270.086
0.438
73.0%

236.070
0.510
78.6%

Note: This table provides the empirical results for the influences of different categories of factors on residents’ willingness to accept a future redevelopment program. *** p < 0.01,** p <
0.05,* p < 0.10.
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(2) Policy perception. In line with our expectations, in addition to perception on compensation
level (0.533), other variables, such as redevelopment’s compliance with rules (0.16) and respect for
democratic rights (0.528), also have significant effects on attitudes towards future redevelopment. If
the compensation is more reasonable, the redevelopment implementation is more compliant with rules,
the government respect people’s demographic rules more, and people will have higher willingness to
accept government’s redevelopment programs. Several studies have proposed policy recommendations
to protect the rights and interests of the land-deprived households from various perspectives, such
as compensation level and democracy. However, it is also possible that people’s feeling of low
compensation is caused by their unreasonably high expectation. Wang and Lu (2013) surveyed 493
respondents from 23 communities that are under redevelopment or to be redeveloped in Huangshi city
in China and found that approximately 40% of the households require compensation at over 120% of
the original housing value [50]. Zhang and Zhang (2013) also found the same phenomenon. Some
of the land-deprived households consider land acquisition as a shortcut to being rich and ask for
unreasonable compensation [51]. Given such high expected references, households’ understanding of
“reasonable” compensation might be higher than the reasonable compensation in practice. Therefore,
the government should establish a relatively sound and justified compensation mechanism. The model
results demonstrate that, in addition to the absolute value of redevelopment compensation, government
should also focus on solving the redevelopment implementation issues related to people’s perception
on “Redevelopment’s compliance with rules” and “Respect for democratic rights”.
(3) Perception on society. Individuals learn from the society and adjust their behavior following
the society. Our results in Table 7 show that people’s perception on “(Government–homeowner)
conflict is common” and “Perception of quality of living after redevelopment” significantly influence
their perception on acceptance of future redevelopment. However, the perception on “(Unwillingly)
forced eviction/demolition is common” is insignificant. This is because forced redevelopments have
been forbidden in China. As many as 92.3% affirmed that forced redevelopments in Hangzhou are rare.
Therefore, to promote harmonious urban village redevelopment, positive public opinions towards
government must be built up by the government.
4.3. Impacts of Redevelopment Experience on Willingness for Redevelopment
We further divided the survey sample into two groups, the group of respondents that have
experienced redevelopment (ER group), and the group of respondents that have not experienced
redevelopment (the NER group), to conduct a heterogeneity test. The results are provided in Table 8.
For the ER group, all variables under “Individual demographic and household characteristics” category
are not significant, except Education. All variables under “Perception on Society” are not significant,
while variables under “Policy perception” are significant. Specifically, the coefficient of “Perception on
compensation level” is 0.768 and significant at 1% level. It is substantially higher than that of the NER
group (which is 0.385). However, the coefficients of “Redevelopment’s compliance with rules” and
“Respect for democratic rights” (which are 0.141 and 0.475, respectively) are lower than those of the
NER group (0.308 and 0.658).
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Table 8. Redevelopment Experience and Willingness for Redevelopment.
Dependent Variable: Willingness for Redevelopment
Explanatory Variables

Have Experienced Redevelopment (ER)

Have not Experienced Redevelopment
(NER)

B

Sig

Exp(B)

B

Sig.

Exp(B)

Constant term

0.72 **

0.033

2.054

1.02 **

0.053

2.773

0.180
−0.057

0.191
−0.386

2.184
1.236
0.634
2.155
1.181
1.904
1.835

1.389 ***
0.586 **
−0.052
0.497 *
−0.451 **
0.266
0.728 ***

0.592
0.036
0.007
0.001
0.082
0.460
0.058
0.024
0.439
0.008

1.210
0.680

0.781
0.212
−0.456
0.768 ***
0.166
0.644
0.607 ***

0.624
0.714
0.112
0.159
0.717
0.436
0.008
0.767
0.278
0.004

1.197
0.945

Individual demographic and
household characteristics

Gender
Age
Marriage
[Marriage = 1]
[Marriage = 2]
[Marriage = 3]
Education
Household income
Participating in urban pension
Member of Household as government staff

4.011
1.797
0.949
1.644
0.637
1.305
2.071

Policy perception

Perception on compensation level
Redevelopment’s compliance with rules
Respect for democratic rights

0.768 ***
0.141 **
0.475 **

0.000
0.049
0.017

2.155
1.151
1.608

0.385 *
0.308 **
0.658 ***

0.077
0.042
0.000

1.470
1.361
1.931

0.199

0.353

1.220

221

390

9.530 × 1095

0.329

0.141

1.390

0.512 *

0.051

1.669

0.329

0.350

1.390

0.294 **

0.049

1.342

Perception on society

Model simulation and prediction

(Unwillingly) forced eviction/demolition
is common
(Government–homeowner) conflict is
common
Perception of quality of living after
redevelopment
−2Log likelihood
Nagelkerke R2
Prediction accuracy

441.802
0.142
71.2%

430.229
0.120
71.4%

Note: This table compares the empirical results for the sub sample of residents who have experienced housing redevelopment program to the results for the sub sample of residents who
have not experienced housing redevelopment program, to reveal how previous redevelopment experience influence residents’ willingness to accept a future redevelopment program. *** p
< 0.01, ** p < 0.05, * p < 0.10.
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To further explore the reasons for the difference between the coefficients of the two groups, a
time dummy as well as interaction term with the “Perception on compensation level” was added
to the empirical model using ER group. Time = 1 if the year of redevelopment experienced by the
respondent is in or after 2011, and Time = 0 if the year of redevelopment experienced is before 2011.
Since 2011, “Regulations about the Collection and Compensation of Houses on State-owned Lands”
takes effect and it legalizes that the homeowners’ rights should be better protected, and homeowners
should be sufficiently compensated in redevelopment. In addition, for both ER and NER groups, we
also included the interaction terms “Perception on compensation level × Redevelopment’s compliance
with rules” and “Perception on compensation level × Respect for democratic rights”, the results are in
Table 9.
For the ER group, the coefficient of “Time” is 0.39 and significant at 1% level, which suggests that
with the implementation of regulations, redevelopment leaves a better impression on the redeveloped
households and make them have more positive perceptions on urban redevelopment. The coefficient of
“Perception on compensation level × Time” is significantly negative, it implies that the regulation has
reduced the impact of compensation level on the people’s perception on future redevelopment, which
means that people are less worried about insufficient compensation. The coefficients for interaction
terms “Perception on compensation level × Redevelopment’s compliance with rules” and “Perception
on compensation level × Respect for democratic rights” for both ER and NER groups are positive
and significant, which means that if the redevelopment is implemented compliantly with the rules
and the democratic rights of homeowners are respected by the government, sufficient redevelopment
compensation level can better raises the people’s willingness to accept future redevelopment.
This also explains why in developed areas where the level of compensation has been relatively
high and redevelopment is generally welcome, households’ willingness to be redeveloped in future will
be less positive if they have experienced redevelopment or are experiencing redevelopment. The main
reason is that the redevelopment procedures and democracy have not met people’s expectation.
Therefore, besides focusing on the absolute value of compensation and establishing a relatively
reasonable and fair compensation mechanism, it is also important to enhance the justice and democracy
during land acquisition and redevelopment. Social psychologist Taylor argues that if people believe
that a result is produced through a fair and standardized process, they are more willing to accept the
outcome whatever it is. In other words, the fairer the procedure is, the easier people will accept the
outcome of the procedure. Liu et al. (2012) concluded that procedural justice is more important than
monetary compensation in determining farmers’ satisfaction with land acquisition in China [40].
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Table 9. Redevelopment Experience and Willingness for Redevelopment (Interaction terms included).
Dependent Variable: Willingness for Redevelopment
Explanatory Variables

Time

Have Experienced Redevelopment (ER)
B

Sig.

Exp(B)

0.390 ***

0.003

1.477

0.160
−0.079

Have not Experienced Redevelopment
(NER)
B

Sig.

Exp(B)

1.174
0.924

0.191
−0.386

1.210
0.680

1.740
1.799
1.795
2.155
1.181
1.904
1.817

0.841 ***
0.502 **
−0.488
0.497 *
−0.451 **
0.266
0.728 ***

0.592
0.036
0.015
0.001
0.092
0.660
0.058
0.024
0.439
0.008

2.319
1.652
0.614
1.644
0.637
1.305
2.071

Individual demographic and
household characteristics

Gender
Age
Marriage
[Marriage = 1]
[Marriage = 2]
[Marriage = 3]
Education
Household income
Participating in urban pension
Member of Household as government staff

0.554
0.587
0.585
0.768 ***
0.166
0.644
0.597 ***

0.544
0.613
0.248
0.356
0.526
0.438
0.008
0.767
0.278
0.006

Policy perception

Perception on compensation level
Redevelopment’s compliance with rules
Respect for democratic rights

0.698 ***
0.161 *
0.486 **

0.000
0.059
0.023

2.010
1.175
1.626

0.398 *
0.297 **
0.576 ***

0.056
0.032
0.000

1.489
1.346
1.779

0.698

0.456

2.010

325

393

1.399 × 10141

0.227

0.734

1.255

0.482 **

0.050

1.619

0.419

0.489

1.520

0.182 **

0.037

1.200

−0.527 ***

0.000

0.590

0.186 *

0.084

1.204

0.614 **

0.049

1.848

0.176 *

0.098

1.192

0.734 **

0.034

2.083

Perception on society

(Unwillingly) forced eviction/demolition
is common
(Government-property owner) conflict is
common
Perception of quality of living after
redevelopment
Perception on compensation level × Time
Perception on compensation level ×
Redevelopment’s compliance with rules
Perception on compensation level ×
Respect for democratic rights

Model simulation and prediction

−2Log likelihood
Nagelkerke R2
Prediction accuracy

256.094
0.292
79.8%

254.667
0.403
77.5%

Note: This table compares the empirical results for the sub sample of residents who have experienced housing redevelopment program to the results for the sub sample of residents who
have not experienced housing redevelopment program, to reveal how previous redevelopment experience influence residents’ willingness to accept a future redevelopment program.
The results focus more on how government’s method of redevelopment implementation influences the impacts of compensation level on residents’ willingness to accept housing
redevelopment program. *** p < 0.01, ** p < 0.05, * p < 0.10.
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5. Conclusions and Implications
We conducted a survey on urban village households whose homes have been, are being,
or to be redeveloped in Hangzhou, China. We found that, in addition to the individual
demographic and household characteristics, government’s implementation of redevelopment policies
significantly influences urban villagers’ acceptance of the redevelopment program. This leads to the
following implications.
Firstly, if the compensation is more reasonable, redevelopment implementation is more compliant
with rules and the governments respect people’s demographic rights more, people will have higher
willingness to accept government’s redevelopment programs. Furthermore, if more justice and
democracy is ensured, it largely enhances effectiveness of compensation in motivating people to
accept housing redevelopment programs. This indicates that in addition to monetary compensation,
establishment of a democratic, explicit, and standardized procedure should be one important part of
policy reform for land acquisition and demolition. This requires the governments to optimize and
clarify every aspect of the procedure, including purpose, executor, public consultation, compensation
plan, social stability risk assessment, judicial enforcement, and disclosure. More importantly, public
participation in the redevelopment decision making is necessary in an explicit system, to ensure
a fair and transparent redevelopment process and to protect people’s right of being informed and
participation. People are more willing to accept and comply with the decision results if the procedure
is fair, democratic, and normative.
Secondly, individuals learn from social experiences (what he/she observes, hears, reads, etc.)
and adjust behaviors accordingly. People’s perceptions on “(government–homeowner) conflict”
and “quality of living after redevelopment” significantly influence their willingness to accept future
redevelopment programs. People’s perceptions and assessments of past land acquisition and demolition
converge to public opinion and social atmosphere, which further influences their behavior and
perceptions again, forming a feedback loop which amplifies the shock that issues in government’s
redevelopment programs have on people’s perception towards the future redevelopment program.
Social media is an important channel for people to gain social experiences. In this regard, the social
media should be guided by the governments to provide objective information about social issues
like government–homeowner conflicts, which guarantees a healthy social atmosphere and objective
public opinions.
This research is very preliminary research on the channel of social learning and experience learning
through which people form perceptions on government’s housing redevelopment programs. Limited
by time and resources, our questionnaire design does not allow us to conduct an in-depth analysis on
what else we can do, in addition to guiding the social media, to intervene the channel towards healthy
social atmosphere and objective public opinions.
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