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Abstract

Title: Urban Housing Demolition and Household Relocation Compensation: a Case
Study of Compensation Practices in China Based on SIA
Author: Yi Wang

Supervisor: Prof. dr. Johan Woltjer

This research is about the social impacts by compensation which is made for
relocated residents involved in urban housing demolition and household relocation
projects in China. There are two objectives of this research. One is urban housing
demolition and household relocation compensation policy and system, and the other is
trial application of so in compensation cases. This research consists of three steps

Academic literature on topics of urban housing demolition and household relocation
and compensation and social impact assessment are reviewed to provide basic knowledge
and theoretical framework for further elaboration of China’s situation and cases. Then, the
transition process of Chinese compensation system and policy is explored to link the
knowledge with contexts. Finally, six cases in eastern developed coastal areas are selected
and divided into two types, sudden wealth by compensation and forced demolition. In
these areas, actual compensation measures and standards are given and expressions of
social impacts are examined by 8 types of social changes drawing on internet resources as
well as official documents. The results of cases study indicate that in first type social
impacts by changes of personal and property rights and people’s way of life are
predominant, while in second type changes of personal and property rights and political
system have more significant impacts. In the end, a predicting framework is established

as a further step to apply SIA in future compensation practices.

Keywords: Urban Housing Demolition and Household Relocation, Compensation, Social
Impact Assessment, China
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Chapter 1 Introduction

1.1 Background

With the rapid development of economy and process of urbanization especially after reform
and open policy in China, a market-oriented transformation in urban planning has promoted
intensive urban redevelopment (He and Wu, 2007). Since the 21 century, the state has loosened
the 1980s and 1990s urban development policy which restricted the scale development of big and
mega cities to promote development of middle and small cities (Niu and Pan, 2007). The policy
transition has made urban redevelopment in the forefront of China’s emerging neoliberal
urbanization (He and Wu, 2009), which motivates a great number of cites to resort to tremendous
urban housing demolition and consequent household relocation to improve the deteriorated
environment of the old town and to seek for new development opportunities (He and Wu, 2007).

In this urban redevelopment process, housing demolition and household relocation has
become contentious and many social conflicts are emerging (Wu, 2004). Among these issues,
compensation is one that draws a lot of attention recently. According to the China Serial Research
Report of Urban Demolition and Household Relocation (website: QQ News [2011-08-31]),
demolition and household relocation issue has become one of the most prominent problems
among various social contradictions. The survey results show that over half of investigated
residents are not consent with housing demolition and relocation activities due to unsatisfactory
compensation. 35.8% of these residents claim that they are compensated under the market price.
14% of residents claim that they are undercompensated compared to other household of similar
conditions. The rest, 9.7%, claim that they get inconsistent compensation rather than what has
been promised in contracts at beginning.

The survey results also reflect that only the economic aspects of compensation, e.g. private
property rights and consequential financial loss, is mainly concerned by these interviewed
residents. Other social impacts by compensation, such as changes of life style and culture by
relocation, etc. are barely manifested (website: QQ News [2011-08-31]). With the development
of society and improving levels of demands, Chinese people begin to care more about these social

rights in urban redevelopment in addition to subsistence rights (Leaf, 1995). Moreover, the
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strategic principle by the state, described as establishment of “harmonious society”, also implies
the importance of balancing these various social rights of citizens. Improperly dealing with social
equity caused by compensation activities in urban housing demolition and household relocation
practices might even induce other contradictions among various groups of stakeholders (He and
Wu, 20009).

Drawing on these backgrounds, a better understanding of urban housing demolition and
household relocation policy and system and consequential social impacts could make endeavors
to facilitate urban redevelopment, the social outcomes of which at the neighborhood level is still
“insufficient and fragmented (He and Wu, 2007, p.195)”. This research hopes to help planners
and other public agencies to better balance the interests involved in urban housing demolition and
household relocation compensation practices among all stakeholders, and attempt to alleviate

negative and strengthen positive social impacts by compensation practices.

1.2 Problem statement

As clarified in the China’s Constitution (1982), the urban land is owned by the state.
Meanwhile, the Amendments to Constitution (2004) also rules that the State may, in the public
interest and in accordance with law, expropriate or requisition land for its use and make
compensation for the land expropriated or requisitioned. These laws and regulations provide legal
foundation of compensation activities. However, when implemented, a lot of problems have
emerged.

When local government resorts to compulsory demolition and relocation projects in already
built areas, public interest should be the starting points, which is clearly prescribed in the China’s
Constitution. When land leasing method through negotiation instead of public bidding and
auction still took a large proportion of land acquisition, many developers managed to develop
business projects on land that was obtained for non-business projects for more profits (He and Wu,
2009). These corruption phenomenon between local government and developers are still existing
in many places, which is considered as the tension between central government who hopes to stop
speculative and corrupt land leasing through negotiation and local government who hopes to

attract more investment by developers and consequential reciprocal deals (He and Wu, 2009).
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Actual cases could be found in Badahu in Qingdao, Meihuli in Tianjin and Hunanlu in Nanjing,
etc. The mismatched public interests and business interests have made the public question the
rationality of compensation measures, scope and standards.

In the old Urban Buildings Demolition Relocation Administration Regulations (2001),
compensation is only made for the loss of ownership and price of the demolished houses. Chan
(2003, p.145) argues some shortcoming of these regulations and subsequent implementation in
practices such as unrecognized just terms compensation principle, limited consequential loss
compensation, undefined interest in land, etc. In addition, although certain monitoring programs
should be established to ensure the property use of allocated compensation, some speculative
behaviors are still existing (Wu, 2004). These issues imply potential economic and social loss of
the relocated households, who are gradually becoming the deprived groups in housing demolition
and relocation projects (He and Wu, 2009). In some practices, the compensation gained by
households hardly enable them to buy new housing in a relatively convenient location due to a
rapid increase of housing price in central and inner areas (Wu, 2004). They have no choice but to
move to other remote areas. Even for those who benefit a lot from improved living conditions,
there are enormous disparities between them and their urban neighbors (Leaf, 1995) and some of
their original social networks are broken (He and Wu, 2007). Growing social conflicts, protests
and unrests between affected residents, demolition companies and developers involved and
consequential social impacts in housing demolition and household relocation compensation
practices have become the most frequent and severe social problem in China (He and Wu, 2009;
Day and Cervero, 2010).

Social Impact Assessment, which aims to “analyzing, monitoring and managing social
consequences of planned interventions (Vanclay, 2003, p.5)” has been increasingly applied to deal
with social issues in spatial planning and policy making process. For instance, Walker et al. (2000)
examine various impacts during anticipation of a proposed tourism developments project in Mola,
Indonesia. In this project, various usage of income from land and housing acquisition, less
interest in maintaining traditional values and culture, marginalized position of local community
related to planning and development decisions, and considerable fear and anxiety due to the
uncertainty generated by the proposed tourism are main expressions of social impacts, while the

3



role of SIA should be further strengthened. Tang et al. (2008) explore the prospects for
implementation of SIA and participatory planning in China based on a case study of land
requisition in Guangzhou in which assessment of adverse social impacts on community brought
by urban development has been carried out and consequent results help to revise and enhance
compensation policy. Tilt et al. (2009) apply the tool of SIA to compare effects by two large dam
projects in Southern Africa and China both in which relocation programs are designed and
compensation are provided to the affected households to mitigate material and non-material loss.
Pelton and Sairinen (2010) argue that SIA could play an effective role in managing and
mediating conflicting interests in land use planning depending on extent and intensity of
stakeholders’ participation and linkage between knowledge production and decision-making,
based on a case of Korteniitty infill development plan in Jyv&kyl& The advantages of SIA in
dealing with conflicting social issues in urban planning and previous application of SIA in
analyzing compensation policy in large dams projects inspire the author to adopt it to analyze the
most tangible tensions between “neoliberal practices and social resistance in the process of urban
housing demolition and relocation (He and Wu, 2009, p.291)” involved in compensation practices

in China.

1.3 Research objectives and questions
The first objective is to understand basic characteristics of China urban housing demolition
and household relocation compensation issues. The second objective is to explore social impacts
on relocated households by compensation practices thereby seeking to apply SIA method to deal
with problems in future compensation practices.
In accordance with these objectives above, this research will attempt to explore major
questions as follows:
1. What are basic theories in terms of urban housing demolition and household
relocation compensation and social impact assessment?
2. What is the transition process of China urban housing demolition and household
relocation compensation policy and system?
3. What are the categories of local compensation practices and predominant

4



expressions of social impacts involved in these cases?
4. How to apply concepts of SIA in following urban housing demolition and household

relocation compensation practices?

1.4 Significance of research

This research aims to contribute to linking the academic knowledge of social impact
assessment with the practical characteristics of current urban housing demolition and household
relocation compensation system and policy. As the quantitative knowledge of social impacts on
stakeholders involved in compensation practices is scarce and the availability of data is sparse,
this research is largely qualitative from the author’s perspective based on descriptive resources as
only a first step to aspire needed exploration of the subject. By achieving these objectives, this
research hopefully would make a example of how to use concepts of SIA to better understand the
social impacts of urban housing relocation and household relocation compensation practices in
Chinese contexts, and put forward a reasonable evaluating and predicting framework to help
planners, politicians and other government officials involved in urban (re)development to lessen
the adverse and strengthen the beneficial impacts by proposed compensation practices, as well
with endeavors to add to the empirical cases study. After identifying the major social issues
involved, further improvement of compensation system and policy could be made to serve two
purposes, coordinating various interests to ensure equity and justice, and easing social resistance
to ensure stability and order, which are two long-term development objectives of harmonious
society. Besides, as there are still a number of, especially in developing countries where the
ideology of neoliberalism has extended its influence, social outcomes and impacts emerging from
the marker-oriented urban redevelopment which need to be addressed, this research could be
considered as empirical lessons for these countries to drawn on in dealing with issues of urban

housing demolition and household relocation compensation.

1.5 Research methodology
This research methodology is divided into three steps:
The first step methodological step in this research is the literature review based on academic
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journals, books, reports as well as degree thesis, which is composed of four aspects leading to
establish a theoretical basis. The first one briefly summarizes urban (re)development and urban
housing demolition and household relocation and their relationship. The second aspect mainly
focuses on issues in topic of urban housing demolition and household relocation compensation
combining international and Chinese perspectives. The third aspect will give insight on social
impacts of compensation activities. The last aspect explores concepts of SIA process and
establish framework for practical case study.

The second methodological step in this research is a descriptive elaboration of compensation
system and policy in China. A brief introduction of Chinese urbanization process and urban land
system together with detailed retrospective and prospective analysis of compensation system and
policy in China, which are mainly summarized from official reports, laws and regulations, policy
and strategic documents as well as some academic literature, will provide political, economic and
historical basis for the empirical case study in next chapter, Besides, implications of social
impacts reflected in this transition process as well as the current policies and regulations are
explored.

The third methodological step in this research involves a case study. This study is based on a
profiling of various local compensation practices drawing on newspapers, Internet news, forums,
television programs and concrete compensation policies. Based on these resources the research
seek to classify the chosen compensation practices and to identify what kind of social impacts are
predominant in compensation practices in China, based on which an adjusted SIA tool to predict,
mitigate, monitor and evaluate potential social impacts is established.

Based on the findings by these three steps, conclusions are made in the end as well as
recommendations about how to strengthen positive and mitigate negative potential or existing
social impacts. Some suggestions for prospective application of SIA process in urban housing
demolition and household relocation compensation activities will also be given in the end. An

overview of the research methodology is shown in figure 1.1.
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Figure 1.1: Research methodology

1.6 Structure of the thesis

Following chapter one which has been elaborated above, the rest thesis consists of 5 chapters.
The structure of the chapters and the content can be described as follows:

Chapter 2: Theoretical Perspectives of Urban Housing Demolition and Household
Relocation

This chapter discusses some general perspectives on the subject of urban housing demolition
and household relocation compensation from some international literature and the basic theory of
SIA. A research a framework to analyze social impacts in practices is established in the end for
case study in chapter 4.

Chapter 3: Urban Housing Demolition and Household Relocation Compensation
System and Policy in China

In this chapter, the evolution history of Chinese urban planning and urban housing
demolition and household relocation compensation system and policy is explored. The
implications of social impacts in national policy documents are clarified as backgrounds to

introduce SIA process in practical cases.



Chapter 4: A Case Study of Urban Housing Demolition and Household Relocation
Compensation

In this chapter, a broad overview of various Chinese cities’ compensation practices and social
impacts present in these cases is given. The causality between these impacts and reasons are
explored. Based on the principal guidelines and revised framework, empirical efforts are made to
introduce SIA process in urban housing demolition and household relocation compensation
practices in China.

Chapter 5: Conclusions and Recommendations

In the last chapter of this thesis, an overview of the research findings is elucidated. Based on
the research conclusions, some prospective recommendations in terms of how to deal with social
impacts issues involved in urban housing demolition and household relocation compensation

practices are made.



Chapter 2

Theoretical Perspectives

In this chapter, international perspectives are explored based on literature from academic and
official sources such as books, articles and dissertations to form the theoretical basis on the topic
of urban housing demolition and household relocation compensation and social impact
assessment. The characteristics of urban development and urban removing and relocation are
discussed in section 2.1. In section 2.2, some elements of urban housing demolition and
household relocation compensation from different authors are clarified. In section 2.3, social
impacts by urban housing demolition and household relocation are identified. In section 2.4, a

brief introduction of concepts of SIA is provided, a research framework following.

2.1 Urbanization and urban housing demolition and household relocation

During the decades, there has been a rapid urban growth in much of the developing countries
(Cohen, 2004). Meanwhile, with the rapid growth of urban development, some older
neighborhoods hinder urban upgrading and renewal process and don’t meet the requirement for
further development (Thomsen, A., van der Flier, K., 2009). On these conditions, ‘the right to the
city’ defined by Harvey (2008) makes individuals not only focused on accessing urban recourses,
but also depend upon the exercise of a collective power to reshape the processes of urbanization

during which ourselves are also by changing the city.
2.1.1 Urbanization

Nowadays, there is not unified definition of urbanization. These various definitions depend
on demographical, geographical, social and economic perspectives, etc. The United Nations
defines urbanization as “movement of people from rural to urban areas with population growth
equating to urban migration (website: Wikipedia [2011-08-31])”. Hope (1986) considers that it is
the process of growth in the urban proportion rather than merely urban population. According to

Wu and Gu (2010), urbanization is referred as “a complex and multifaceted process involving
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population migration from rural to urban areas, rural and urban land conversions, spatial
reconfiguration of settlements, and changing governance”. It also includes the reorganization of
the urban system. Although the implications vary, the population is regarded as appropriate
measure of urbanization degree (United Nations, 1980).

Besides the transformation from rural and agricultural land to urban uses (in some situation
leading to urban sprawl), the urban renewal projects could also be regarded as an efficient way to
facilitate urban redevelopment to meet increasing demands of population by urbanization process
(Miceli and Sirmans, 2007). When urban renewal projects are designated for already built urban
area with residents’ living, no matter in well-quality housing areas or substandard housing areas
such as slums, public agencies are confronted with obligations to embody program of housing
demolition and (forced) household relocation in the whole urban renewal project (Mandelker,

1969; Kleinhans and Laan Bouma-Doff, W. van der, 2008).

2.1.2  Urban housing demolition and household relocation

The conventions of and impacts by urban housing demolition and relocation in urban
redevelopment vary in different countries and times. In the 1930s, a lot of western countries
launched urban renewal movements including projects of slum clearance and large-scale
redevelopment involved of housing demolition and household relocation to improve housing
conditions (Mandelker, 1969; Carmon, 1999). However, a lack of participation in the renewal
projects, inadequate compensation for property loss by housing demolition and insufficient
replacement housing, uncertainties about in-site relocation, all these phenomenon resulting from
this movement have been criticized for hampering the social-economic development of
neighborhoods (Jacobs, 1961; Hartman, 1964). This type of urban renewal projects gave way to a
new approach “aiming at improving existing housing and environment instead of demolishing
them (Wu and He, 2005, p.77)”. Later on in the 1980s, 1990s and till now, a transition from
property-led regeneration based on private-sector property development towards more
community-based urban redevelopment involving partnership between the public, private,
voluntary and community sectors have stimulated urban restructuring or so-called gentrification

process (Wu and He, 2005), in which housing demolition and household relocation projects are
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still adopted to facilitate the process (Kleinhans and Laan Bouma-Doff, 2008). An example in this
period is that the US Department of Housing and Urban Development (HUD) began a
demonstration program called HOPE VI in 1992, in which the household relocation and
demolition projects is included as a grant program for revitalizing severely distressed public
housing (website: HUD [2011-08-31]). Along with this program is controversy centering on
whether public housing demolition projects, (low-income) resident relocation and new sites
rebuilding could truly benefit the urban redevelopment (Boston, 2005; Sink and Ceh, 2011).
Overall, the relocated households in these demolition and relocation practices are directly
affected positively or negatively, either they are forced to move out of the area where their own
house to be demolished are located or they move to other social housing near their current
neighborhoods (Kleinhans and Laan Bouma-Doff, 2008). For instance, in the Netherlands,
compensation mechanisms may benefit the movers by offering more housing choices, which is in
contrast to the majority of literature as well as the situation in China (Wenda and Kleinhans, 2011,
He and Wu, 2009). The following attention will also be paid to subject of compensation in
literature in particular on three aspects, compensation objectives, compensation participants and

compensation forms. Other issues could also be expressed in relationship with compensation.

2.2 Compensation for urban housing demolition and household relocation
Knetsch (1990) explains that conventional economic analyses suggest that when all other
conditions are same, compensation, viewed as to a loss associated with harm and a gain of money

payment, will normally be a more efficient and preferred means to deal with losses:

The assumed advantage is due to the lack of restrictions attached to a compensation payment
which permits recipients to use the funds for whatever good or service is of most value to them.
An equal sum spent on mitigation would restrict reparation to the benefits of reducing the

particular (Knetsch, 1990, p.232).

Drawing on survey results (Knetsch, 1990), a mitigation measure, with efforts to reduce the
loss associated with the harm, may be more preferred than compensation payments by people

affected, even providing the money paid exceeds the expenditure for mitigation measure or when
11



the mitigation seems to serve little beneficial purpose.

However, the beneficial advantage may explain why compensation measure is more widely
adopted in property-led development which is criticized by Healey (1992) for its less emphasis on
social improvements. When avoidance and mitigation measures are not feasible or the
performances are not satisfying, compensation measures, as the most passive ones, are also
established and applied by states and countries to interact adverse impacts of infrastructure

planning (Cuperus et al., 1990).

2.2.1 Compensation objectives

In Western-based planning system, the rulings on property takings have much in common,
and government should compensate for their interference in property rights (OECD, 2004), which
is embodied in this research topic for housing property and relocation. In the US, the term
regulatory taking stemming from the Fifth Amendment to the US Constitution which clearly
reads “(...) nor shall private property be taken for public use, without just compensation” is
described by Jacobs (2008, p.52) as “idea that government regulation that is deemed to demand
too much from the individual property owner in the pursuit of a public purpose entitles that
property owner to some form of compensation from the public.” At the European level, the

European Convention on Human Rights has similar article with US Fifth Amendment as:

No one shall be deprived of his possessions except in the public interest and subject to the
conditions provided for by law and by the general principles of international law. The preceding
provisions shall not, however, in any way impair the right of a State to enforce such laws as it
deems necessary to control the use of property in accordance with the general interest or to

secure the payment of taxes or other contributions or penalties.

Although planning intervention might be abstained as a result of lacking sufficient
compensation, a constraint on urban development could not be considered subject to
compensation unless a vested right is infringed, e.g. indisputable damage is caused by housing

demolition (Jacobs, 2008; Renard, 2008). However, Blume et al., (1984) points out that full
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compensation allows property owners to ignore the possibility that the social value of their
private improvements will be zero if the property is taken for public use. The OECD (2004) put
forward three worldwide criteria to determine whether a government must compensate an
individual. These are (1) the degree of interference with the property right, (2) the character of
governmental measures, which is the purpose and the context of the governmental measure, and

(3) the interference of the measure with reasonable and investment-backed expectations.

2.2.2 Compensation stakeholders

Various stakeholders are involved in compensation practices. As is elaborated in the text
above, the government is still playing an important role especially in the regulation taking action.
Moreover, the transformation from government to governance in western spatial planning
theories and practices confront governments with opportunities to facilitate collective action of
stakeholders across boundaries between agencies, sectors, areas and hierarchical levels (Stoker,
1998; Healey, 2006). This collective approach broadens the diversity of stakeholders, including
planners, government agencies, policymakers, property developers, societal groups, relocated
citizens and anyone involves, and enables them to trade interests and seek possibility for better
compensation in the negotiating process (Wu and He, 2005). With such a high complexity,
boundary analysis (Dunn, 1988) is necessary to find the critical number of stakeholders beyond

which cumulation of new concepts almost stops.

2.2.3 Compensation forms

The market-oriented compensation instruments are increasingly adopted by planners and
other stakeholders involved in compensation practices as the result of shift from government to
governance and increasing requirement for government to compensate private citizens for losses
incurred due to planning regulations (van der Veen et al., 2010). Market-oriented compensation
consists of financial compensation and non-financial compensation. Compared to financial
compensation which implies actual financial means for loss by development, Spaans et al. (2008)

defines non-financial compensation in spatial planning as an extra development right instead of
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subsidies or financial compensation is granted by a government to landowners or developers for
their losses or endeavors.

van der Veen et al.(2010) also points out non-financial compensation is more viewed as
measures taken between government and landowners in land and housing expropriation practices,
while financial compensation is more common between landowners and housing owners. In some
cases of residential housing demolition and resident relocation, non-financial compensation could
be replaced by other measures instead of extra development right. For example in the Netherlands,
forced relocated residents are entitled to three types of compensation related to their housing, that
is, “relocation in a dwelling, comparable in size, type and tenure”, “a reasonable allowance for
their relocation expenses” and “extra assistance of the housing association (Kleinhans and Laan
Bouma-Doff, 2008, p.569).

However, public agencies are likely to take “easy approach” which pays the legal minimum
as compensation without taking other social costs into account Smith (1969). Social equity is less
emphasized and gives way to economic and development efficiency, which in turn has hampered
urban redevelopment process vice versa (He and Wu, 2009). The social resistance stimulates
planners and public agencies to take social impacts into account when dealing with issues of

housing demolition and household relocation compensation.

2.3 Conceptualizing social impacts

The social impacts are much broader than the limited issues often considered in EIAs.
Besides environmental changes, demographic changes, job issues, financial security, and impacts
on family life could also be defined as dimensions of social impacts (Vanclay, 2003). With
regarding to compensation made for planned intervention in terms of urban housing demolition
and household relocation projects which transform people’s life and urban landscape, the social
impacts are also diverse. Vanclay (1999) has expanded Audrey Armour’s list of types of social

impacts to the following as important:

people’s way of life—that is, how they live, work, play, and interact with one another on a
day-to-day basis;
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their culture—that is, their shared beliefs, customs, values, and language or dialect;

their community—its cohesion, stability, character, services, and facilities;

their political systems—the extent to which people are able to participate in decisions that

affect their lives, the level of democratisation that is taking place, and the resources provided

for this purpose;

their environment—the quality of the air and water that people use; the availability and

quality of the food that they eat; the level of hazard or risk, dust, and noise in which they are

exposed to; the adequacy of sanitation, their physical safety, and their access to and control

OVer resources;

their health and well-being—where ‘health’ is understood in a manner Similar to the World

Health Organisation definition: “a state of complete physical, mental, and social well-being,

not merely the absence of disease or infirmity”;

their personal and property rights—particularly whether people are economically affected, or

experience personal disadvantage, which may include a violation of their civil liberties; and

their fears and aspirations—their perceptions about their safety, their fears about the future of
their community, and their aspirations for their future and the future of their children.

Any social impacts could result from one or combination of changes. However, it doesn’t
mean that these social changes will all lead to social impacts. Slootweg et al. (2001) establishes
an integrated framework for conceptualizing social impacts (Figure 2.1). The separation between
physical changes and impacts also give insight on the same way thinking about social changes
and impacts. Vanclay (2002) also points out that only when actually experienced by humans in
either a physical or perceptual sense should social changes be referred as social impacts, which
are mainly changed perceptions about the nature of community, changed perceptions about

personal attachment to the community and possibly annoyance and upsetness.
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Figure 2.1: Integrated framework for environmental and social impact

assessment (Source: Slootweg et al., 2001)

2.4 Basic concepts of Social Impact Assessment

Nowadays, SIA, Social Impact Assessment, is being paid more attention in many countries.
The definition of SIA has evolved with the development of this research field. Burdge and Vanclay
(1996, p.59) defines SIA as “the process of assessing or estimating, in advance, the social
consequences that are likely to follow from specific project development, particularly in the
context of appropriate national, state, or provincial environmental policy legislation”. This
definition implies the focus of SIA was mainly on the ex ante activities predicting the possible

consequences of particular projects.

2.4.1 New definition of SIA

A five-year period program was carried out across the world to provide international
principles for social impact assessment, resulting in International Principles for Social Impact
Assessment. In this international instrumental document, the importance of ex post activities such
as evaluating and monitoring the impacts to give feedback for future learning cycle is manifested.

The definition of Social Impact Assessment is described as:

“the processes of analyzing, monitoring and managing the intended and unintended social
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consequences, both positive and negative, of planned interventions (policies, programs, plans,

projects) and any social change processes invoked by those interventions (Vanclay, 2003, p.5)”.

The application of SIA in policies, programs, plans, projects aims to ensure that on one hand
benefits of development could be maximized, and on the other hand the costs brought by
development could be minimized to a certain extent (Vanclay, 2003). This nature of SIA facilitates
its application in comprehensively estimating the physical and mental loss by demolition and

relocation activities and making corresponding compensation.

2.4.2 Values, principles and guidelines

Core values, principles and guidelines are three related but different concepts in process of
SIA, which act at macro, meso and micro level respectively. Vanclay (2003) explains the meanings
of these concepts as follows:

Core values of SIA are concerned with human rights and related topics such as physical
and social well-being and involvement in decision making;

Principles can provide general outlines of what should to be done to achieve more
favorable human rights status;

Guidelines vary contextually in different practices.

They are often established based on specific conditions and situations. Application of local
knowledge and experience in planned interventions are important in making guidelines. Vanclay
(2003, p.8) describes the relationship between them as “values determine principles, from which
guidelines can be written”.

These basic concepts emphasizes SIA as “a process oriented to ensure that social issues are
included in project design, planning, and implementation, as well as ensuring that development is
acceptable, equitable, and sustainable (Vancley, 2002, p.190)”, which demands monitoring and
evaluation to discover new changes and impacts occurring before, during or after the planned
intervention and subsequently makes adaptation to consequent course of actions. Furthermore,
better understanding of interconnectedness and causality of various domains involved in practice

will probably lead to accountable reasons for emergence of these impacts and facilitate effective
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reactions to unexpected impacts when changes happen (Vanclay, 2003). This process is

summarized as follows:

Developing
mitigation
strategies

Understanding Predicting the Developing

monitoring

the issues likely impacts
programs

Figure 2.2: SIA process (Source: Esteves and Vanclay, 2009)

2.5 Summary

At first beginning of this chapter, an international literature provides the fundamental
knowledge of urban housing demolition and household relocation compensation. Urbanization
and urban (re)development process in both developing and developed countries generate new or
change old land use demands in urban areas. Urban housing demolition and household relocation
projects are designed as alternatives to facilitate urban construction. Compensation measures are
preferred over avoidance and mitigation measures to deal with negative impacts by compensating
parties while compensated parties often hold the opposite opinions. Making just compensation to
protect legal private property rights being infringed is shared compensation objective among
different countries. Transforming governance among four types of stakeholders involved in
compensation practices, that is, relocated households, the local government, developers or
demolition companies and service providers, promotes collective planning approach in urban
housing demolition and household relocation projects. Financial and non-financial compensation
are two major forms. Monetary compensation belongs to the first form, while extra development
rights or property right exchange are typical measure in the other.

Basic concepts of social impact assessment are introduced as theoretical basis of practical
application. Meanwhile, elaborating existing social impacts in housing demolition and household
relocation practices is the main research topic. Therefore this research framework is mainly
focused on the steps of understanding the issues, conceptualizing the existing social impacts, and
establishing an adjusted evaluating framework, which is based on the cases study results, to

facilitate reflective and adaptive SIA process for further research.
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Figure 2.3: Research framework

- Understanding the issues

Firstly, the analysis of transition process of Chinese urban housing demolition and household
relocation system and policy provides the contextual background for understanding the issues.
Besides, a basic introduction of the interventions, namely in this research a description of
compensation policy of chosen cases in terms of measures and standards are needed.

- Conceptualizing the existing impacts:

Social impacts by 8 types of social changes are examined in this phase. Vanclay (2002)
manifests it’s impossible to identify all these social change processes and consequential impacts.
Therefore, several representative expressions of social impacts are manifested, based on whose
extent of significance corresponding perspectives are taken to elaborate the reasons for these
impacts.

- Establishing social impacts predicting framework

Predicting framework will be established based on the results of case study introducing SIA
into future policy, plan, program and project making process in terms of urban housing relocation
and household relocation compensation. This framework is adjusted from the SIA tool in

combination with significant items of social impacts revealed in case study.
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Chapter 3
Urban Housing Demolition and Household Relocation

Compensation System and Policy in China

This chapter mainly focuses on urban housing demolition and household relocation
compensation system and policy in China. It starts with a general introduction of China, followed
by an overview of the urban land system transition in China in section 3.2. The urban housing
demolition and household relocation compensation system and policy also has transformed with
planning patterns, which is divided into 4 periods in retrospective analysis of section 3.3. Based
on the characteristics elaborated above, prospective development is explored and influencing
factors are manifested. The purpose of this chapter is to provide contextual perspectives for the

case study in chapter 4.

3.1 Introduction

China is a country located in south East Asia and west Pacific Ocean with the largest
population approximately of 1.33 billion in the world. The total area is about 9.6 million square
kilometers, ranking 4™ in the world after Russia, Canada and USA. The urban population is 47%
of total population. Beijing, located in Ease China Plain, is the capital of the nation and an
estimated permanent population of 19.61 million lives in urban area of Beijing. Other major cities
include Shanghai (22.20 million), Tianjin (12.94 million), Guangzhou (12.7 million), and
Shenzhen (10.36 million) (National Bureau of Statistics of China, 2011). Furthermore, China is
divided into 25 provinces, 5 autonomous regions, 4 municipalities and 2 special administrative
regions (Hong Kong and Macau) which are all subdivided into different levels of regions, cities,
counties and villages. China’s central government is seated in Beijing, which is the political and
cultural center of the country. China had a leading position in leading civilization, outpacing the
rest of the world in the arts and sciences. After the foundation People’s Public of China was

declared, the country became a socialist state under the people's democratic dictatorship. After

20


app:ds:autonomous%20region%20(in%20China)

reform and open strategy in 1978, China has developed in diverse areas dramatically and is
gradually gaining reputation and playing an increasingly important role in international affairs

(website: CIA [2011-08-31]).

3.2 Current urbanization process and urban housing demolition and household relocation

in China

With the implementation of market-oriented economy after reform and open strategy, the
process of industrialization has accelerated rapidly and thereby promoting urbanization process.
Shown in figure 3.1, during the last few decades especially in 1980s and 1990s, urbanization
process in China is dramatically rapid, and prospectively urban population is still increasing in
the next 40 years. Between 1980 and 2000, 268 million Chinese entered into the urban areas. This
figure was almost twice as large as the increase of the urban population in the rest of East Asia
(Shahid Yushf and Tony Saich, 2008). Increasing population in urban area by urbanization
process confronts Chinese cities with challenges to provide increasing urban necessities for
citizens, which stimulates urban (re)development especially in the post-reform period (Wu and

He, 2005).
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Figure 3.1: Percentage urban population in China (Source: website UNDESA [2011.08.31])

Besides rural land expropriation into urban use, optimal urban reconstruction and resource

(re)distribution of urban land, which are similar to urban gentrification that is common in western
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developed countries, have been adopted as approaches to cope with increasing needs by migrants
in urban areas where there are existing buildings (Tang, 2009). The booming of urban
redevelopment has quickly been transformed into a large-scale form of development involving
massive housing demolition and household displacement (Zhang and Fang, 2004). This trend is
particularly expressed in urban village® renewal projects where official policies often aim
foremost at demolition and redevelopment of these areas into large-scale modern living and
service facilities (Hao et al., 2011). Besides urban renewal projects for urban villages, for public
interests such as infrastructure development, landscape improvement and environmental
protection (e.g. the widening of roads, and creation of new green space and parks), etc, housing
demolition and passive relocation also apply to already built residential quarters (He and Wu,
2004).

Compensation, rather than avoidance and mitigation measures, is obligatory for and most
widely accepted by government or developers to be paid for the relocated residents for their

potential and existing loss by demolition and relocation practices in China (Dowall, 1994).

3.3 Transitional analysis of compensation system and policy in China

Along with the urban land reform transition, urban housing demolition and household
relocation compensation system and policy since 1949 could also be summarized into 4 landmark
periods, mainly from the problem-oriented perspective to give insight on causes and

consequences of certain policies in each period.
3.3.1 1949-1978: Planned economy period

During this 30-year period after foundation of China P.R., there were only a few urban
housing demolition and household relocation cases in projects of dilapidated house renovation, as
post-war new housing construction projects dominated the urban development (Shi, 2009). The

land for urban construction and development was mainly obtained by two means, partially of

! Urban village refers to rural villages which have been spatially encompassed or annexed by the expanding city initially forming a
distinctive rural landscape within the urban areas. The administrative status and land use of those villages often remain unchanged as the
formal urban development simply leapfrogs the villages’ settlement components. (Hao et al., 2011, p.214)
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which was confiscated from the previous real estate owned by imperialism, bureaucrat and other
counter-revolutionaries, and the other of which was redeemed or rent from national capitalists
and other private land owners. The proprietors whose private properties were requisitioned freely
for housing renovation projects by government could be compensated through public housing
allocation, which could be regarded as non-financial compensation. The land was assigned
administratively and used freely and indefinitely, while the housing was distributed freely and
rent at a low price, primarily serving a public welfare purpose (Shi, 2008). Government and
relocated households were major stakeholders in this phase.

In 1950s, the state began to promulgate laws and regulations concerning urban housing
demolition and household relocation issues, e.g. Regulations of Land Requisition for State
Development (1953). Constrained by the completely planned economy system, there were three
major problems. Firstly, the low-rent policy undermined the virtuous cycle of housing funds.
Secondly, freely and indefinitely assigned land use right system made the economic value of land
can’t be recognized rationally. The criteria of just compensation were hard to identify. Thirdly, as
the only investor for all construction projects, the state held too much responsibility to effectively
promote urban development. There were seldom collective planning and negotiation processes
among stakeholders. At that time, there was still not independent law and regulation for urban
housing demolition and household relocation activities. Rules about compensation measures and
standards were always comprised in regulations for land expropriation and requisition as

complementary terms.

3.3.2 1978-1991: Early reform and open period

Transition of Chinese urban development came into the take-off phrase shortly after the
Third Plenary Session of the Eleventh Central Committee (Shiyijie Sanzhong Quanhui in Chinese)
in 1978, as reflected in a series of market-oriented reforms in various realms (Hu and Wu, 2009).
With the absence of uniform regulations by central state, local governments issued a series of
regulations and rules based on specific contexts.

In 1983, the State Council issued Urban Private Housing Administrative Regulations,

emphasizing two points: construction parties should well compensate for the relocated
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households and removing parties should properly relocate the affected households. The
construction parties were manifested as another type of stakeholders. The Constitution revised in
1988 changed the previous freely and indefinitely assigned land use right system and promoted
marketization and privatization of housing provision, providing facilitating conditions for
progress of real estate industry (Hu and Wu, 2009). During this period, paid land use right system,
housing commercialization, housing system reform and integrated real estate development gave
booming of real estate business (Shi, 2008). Non-financial compensation in form of in-kind
on-site relocation dominated in compensation practices in this phase. Decentralized governance
among local governments, enterprise and individual investors in housing construction projects
contributed to balancing increasing housing demands and lacking housing supplies (Hu and Wu,
2009). These factors strengthened citizens’ consciousness to protect their private property rights

and demands for a more communicative approach in urban planning and policy making.

3.3.3 1991-1998: Official establishment of urban housing demolition and household

relocation compensation system and policy period

Since 1990s, emerging neoliberal urbanization and urban redevelopment gave rise to a large
number of commodity housing, infrastructure and public facilities construction (Hu and Wu,
2009). Urban housing demolition and household relocation were becoming extensive, leading to a
corresponding increase of compensation practices.

On March 22th, 1991, the State Council enacted Urban Buildings Demolition Relocation
Administration Regulations, which was the first and most fundamental legal document in terms of
removing and relocation issues. The Act clearly prescribed various aspects of urban housing
demolition and household relocation system, including administrative system, procedure of
examination and approval, principle of compensation measures, legal responsibilities, etc.
Novelly, it is the first time that financial monetary compensation was explicitly introduced in law
as a legitimate measure to be paid for the loss by demolition and relocation, as alternatives for
housing property exchange and a combination of these two measures. Another significant
transformation was that monetary compensation was appraised based on reset estimated value,

multiplied legitimate building area by unit housing price, of housing to be demolished, which is
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considered as reflection of transition from planned to market economy system (Chan, 2003).
Besides, other related laws and regulations were put into force to legalize the protected status of
stakeholder’s property rights as the compensation objectives.

Although still large proportion of public housing provision and equivalent in-kind housing
compensation considered as non-financial measure contributed to the less amount of conflicts in
compensation practices in this phase, there was increasing potential that tensions between
stakeholders, that is relocated households and government and developers/demolition

companies, gradually became more prevalent (Shi, 2008).

3.34 Since 1998: New era of urban housing demolition and household relocation

compensation system and policy

Ongoing urban redevelopment under market economy system has subsequently stimulated
urban housing demolition and household relocation projects. However, contradictions emerging
in demolition and relocation practices are contentious and triggering heated debate recently (Hu
and Wu, 2007). The state has begun to take more comprehensive actions to deal with these
problems.

On July 3th, 1998, the State Council issued Notice on the Further Deepening of the Reform of
the Urban Housing Construction System, which regulated that “in-kind housing provision system
should be replaced by monetized housing provision”. On June 20", 2001, the State Council
issued newly revised edition of Urban Buildings Demolition Relocation Administration
Regulations, further stipulating compensation objective with prior emphasis on guaranteeing the
legitimate property rights of relocated households and other stakeholders and manifested legality
of monetary compensation measures. The land use right shall be taken into consideration when
formulating compensation standards based on the actual market value appraised by authorized
agencies. The financial measures have begun to take an increasing portion in local compensation
practices.

Meanwhile, with regard to increasing complaints and lawsuits in terms of demolition and

relocation compensation practices, a great number of complementary guidelines, rules and
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communicative information platform were established to lessen in intensive interactions among
stakeholders, especially between relocated residents and government/developers (Shi, 2008). A
new type of stakeholders, namely service parties who aim to provide services for the other three
parties, such as designing demolition and relocation plans, real estate value and compensation
appraisal, supervision and audition of compensation procedure, legal assistance for stakeholders,
representation for more vulnerable groups, etc, are increasingly participating in compensation
practices. The service parties are usually expected to take a relatively neutral position in

mediating various conflicts (Tang, 2009).

3.4 Developing tendency of urban housing demolition and household relocation
compensation system and policy
These tendencies are mainly of legal and political perspectives. Compensation objective is
clearly legalized in the Amendment to Constitution and Property Law, based on which specific
compensation forms vary in practices. People-oriented development perspective implies

increasing importance of harmony among stakeholders and hopes to ease social conflicts.

3.4.1 Constitutional administrative foundation for urban housing demolition and

households relocation compensation

Codes on legal expropriation of private property for public interests can be found in
Constitutions of many countries, e.g. the Fifth Amendment in the US and Article 14 (3) in
Germany’s Basic Law. In China, the power which grants government the privilege of
compulsively expropriating citizens’ private property right is also legislated by Amendment to the
Constitution (2004) as “citizens’ legal private property rights shall not be infringed upon”, “the
state protects by law the right of citizens to own and inherit private property”, and “the state, in the
public interest and in accordance withthe provisions of law, shall expropriate or
requisition private  property of citizensand compensate”. It clearly claims the
constitution-protected status of citizens’ private property for the first time. The legal perspective
of compensation objective is strengthened. It has made a great contribution to improving

compensation legal system by providing constitutional basis for other legislations and regulations
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making process which shall be accountable for specific expropriation and compensation
procedure and measures (Chan, 2003). Particularly, when confronted with specific legal
ambiguousness or deficiencies in urban housing demolition and household relocation
compensation, local government shall have the initiatives to make specific regulations in

compliance with the Constitution.

3.4.2 Enact of Property Law

Property Law, put into power in 2007, also claims a similar article as the Constitution,
namely “in public interests, land and units of collective ownership and private housing as well as
other real estate shall be requisitioned based on authority and procedure stated by relevant law”.
However, in some practices (e.g. Minhang case which would be discussed in next chapter)
instrumental procedures stated in Urban Buildings Demolition Relocation Administration
Regulations, which empower government the legal administrative right of forced demolition,
couldn’t properly guarantee objective of just compensation shall be achieved before housing
demolition from viewpoint of relocated households. Therefore, the State Council together with
the Construction Ministry has drawn up a Draft Amendment to Urban Real Estate Administration
to ensure that current living standard of the removed should be guaranteed. In other words, in the
case of financial compensation, the amount of monetary compensation should be adequate for the
removed to afford another house; in the cases of non-financial compensation of relocation
housing, the living standard should not be worse than is before the removing project. Besides, in
the case of combination of two methods, the removed household should be provided with the
right to choose freely. The trend that the relocated parties are becoming the crucial role in

compensation system is strengthened by enact of Property Law.

3.4.3 People-oriented scientific development perspective

In Third Plenary Session of the Fourth Central Committee in 1993, the central government
has put forward the governance principle described as “giving priority to efficiency with proper

consideration to fairness”, which stems from the emphasized economic development objective
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established in reform and open strategy. After 20-year rapid economic development and
urbanization, the increasing gap between the rich and the poor, scarcity of resource per capital
and deteriorating environment all have become the bottlenecks for urban redevelopment in China
(Niu and Pan, 2007).

In order to deal with these problems, the collective leadership of central committee
Communist Party of China put forward the strategic thought of scientific development in 16™
National Party’s Congress in 2003. This strategic thought is specified as “five balances”, namely
balances between urban and rural development, regional development, economic and societal
development, human being and natural development, and domestic and abroad development. The
original ideology of this strategic thought mainly based on the perspective of “harmonious society”
and “people-oriented development”. Improvement of human rights involved urban housing
demolition and household relocation projects are increasingly paid attention to (Wu and He,
2005). It also holds the same with core values of social impact assessment aiming at improving
“social and physical well-being” of humans and participation in decision making process
(Vanclay, 2003). Meanwhile, by implementing these perspectives, governments and public
agencies will seek to make principles and guidelines concerned of social consequences of
compensation practices. The interest and rights of the vulnerable groups being better taking

account of reflects one of requirements of harmonious society as ensuring equity and justice.

3.4.4 Newly issued Buildings Expropriation on State-owned Land and Compensation

Regulations

Buildings Expropriation on State-owned Land and Compensation Regulations (referred as
New Regulation below), lately issued State Council in 2011, is regarded as the overall principles
for urban housing demolition and household relocation compensation practices. It has been
prescribed that government at different administrative levels should organize departments in
charge of housing demolition and household relocation activities in compliance with this
regulation. The upper government, conducted by the departments of housing and urban and rural
development of the State Council and different administrative levels, should supervise

compensation practices of the lower government. The former one, Urban Buildings Demolition
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Relocation Administration Regulations, is abolished at the same time the New Regulation is
issued.

Day and Cervero (2010) argue that compensation for involuntarily relocated households
should be expanded to encompass urban location changes, household needs and relocation costs
more than just housing value. This argument is partially manifest in the New Regulation. In
article 17, it’s stated that compensation should be made for: 1) value of demolished housing; 2)
removal and temporary settlement resulting from housing expropriation; 3) loss of business or
production suspension resulting from housing expropriation. Extra subsidies and rewards also
should be made for removed households who coordinate actively in housing demolition and
household relocation projects.

Compensation for value of demolished housing is directly related to personal and property
rights as whatever compensation relocated households choose their housing would be demolished.
Compensation for removal and temporary settlement resulting from housing expropriation and
loss of business or production suspension resulting from housing expropriation mainly account
for social impacts of people’s life as it changes how relocated households live and interact with
others by moving to new living communities and how they work by suspension of business.
These changes by forms and amount of received compensation could bring about other social
changes, e.g. changes of community and environment, as second order of social impacts.
However, there are no particular articles explicitly accounting for the social impacts of these
types of compensation. These articles stated in New Regulation mainly clarify the compensation

principles and procedures.

3.5 Comparison between international and China’s elements of compensation
Compensation objectives
The definition of housing demolition and household relocation compensation is concluded as
the material return that the government make for the values of removed residents’ housing and
adjunct parts within demolished scope of planned housing demolition projects (China Regulation
Center, 2005), and expenses in temporary settlement and loss of business appended in New
Regulations. The compensation made for the relocated household aims to reflecting the equity
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issues and facilitating urban redevelopment in demolished areas for development efficiency
purposes (Tang, 2007). Therefore, the three criteria by OECD (2004) are also applicable in
China’s contexts. Meanwhile, the international principle that just compensation should be made
for expropriation of private property be taken for public use are also identified in Chinese
compensation system and policy with the improvement of legal system. Protecting legal rights of
relocated households is the premise for urban housing demolition and household relocation, with
the final objective to stimulate urban redevelopment (Tan, 2009). The objective of development
of harmonious society may be unique characteristic of China’s contexts.
Compensation stakeholders

The transforming governance between stakeholders is also emerging in China with
increasing complication of relationships in inner city housing demolition and relocation projects
(Wu, 2004). In order to simplify the complexity of stakeholders in policy analysis, Tan (2009)
identifies 4 types of stakeholders as administrative subject, service subject, participating subject
and compensated subject, based on the responsibility and position these compensation
stakeholders taken in urban housing demolition and household relocation projects. The
administrative subject is referred to relevant institutional departments of government which are
responsible for social stability and the public good. The service subject, on one hand can be
public agencies or market organizations who provide services such as real estate compensation
appraisal and implementation supervision, and on the other hand can be the statement
representatives composed of the removed residents who will negotiate with the administrative or
participating subjects. The participating and compensated subject mainly referred to the parties
responsible for demolition and relocation activities, e.g. developers/demolition companies and the
relocated households.

Compensation forms

Compensation forms for relocated households are also divided into two major measures,
non-financial measure and financial measure. Monetary compensation is legislated in regulations
and laws as financial measure in urban housing demolition and household relocation, while
property right exchange method is legislated as primary non-financial measure. He and Wu (20009,
p.292) argues that monetary compensation “aims to increase the feasibility of urban
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redevelopment and provide more housing choices. This also reflects the state’s attempts to
transfer redevelopment into market operations”, while property right exchange method “was
considered ineffective for redevelopment by developers and the state, as it is time-consuming and
provokes arguments when residents are not satisfied with their relocated houses”. There is a
transitional process from in-kind and on-site compensation to monetary and off-site compensation

(He and Wu, 2009).

3.6 Summary

Chapter 3 has provided an overview of different factors influencing of urban housing
demolition and household relocation compensation system and policy in China. Judging from the
results of retrospective and prospective analysis, it is manifested that emerging legitimate status
of private property right protection and change of housing provision style is the driving force for
the evolution of compensation system and policy. Besides, legal and political changes have also
significant impacts on compensation system and policy. The Constitution, laws together with
various regulations provide the basic legal principles for compensation system and policy, while
more concrete policy need to be made on account of local situations. The people-oriented
scientific development outlook also implies potential demands of compensating the social
impacts of urban housing demolition and household relocation activities. The exploration of the
New Regulation reveals the insufficiency of implications of social impacts involved in
compensation practices, which inspires an attempt to introduce SIA method into case study in
next chapter. The comparison between international and China’s compensation elements mainly

show a few similarities between them.
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Chapter 4

A Case Study of Compensation Practices in China

4.1 Introduction

As a vast country, the degree of urbanization is not balanced in four different regions (shown
in figure 4.1). The eastern provinces are far more urbanized than the middle, western and
northeastern provinces of the country. This 916 thousands square kilometers land, 9.5% of total
area, holds a population of 484 million, 36.8% of the total population. These eastern coastal areas
take the leading role in promoting the economic growth of China. The GDP proportion of eastern
provinces in total country is 53.8%, much higher than those of middle, western and northeastern

provinces, 19.3%, 18.3% and 8.5% respectively (China Statistical Yearbook, 2010).

East
Middle
West
Northeast

L
1
[ —

Figure 4.1: Chinas’ urban development pattern: the four zones (Source: Zhang 2007)
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In this chapter, 6 compensation practices, 5 of which have the top 5 largest permanent
population among all Chinese cities (figure 4.2), mostly located in more developed eastern
provinces are chosen to elaborate the existing and potential social impacts particularly on
removed households involved in this variety of cases based on internet and newspaper resources.
Drawing on the similarities and differences in terms of social concerns and impacts reflected in
these compensation practices, some suggestions could be made to improve the social impact
assessment process to better take their physical and mental needs into account when dealing with

compensation activities.
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Figure 4.2: Special Economic Zones and Development Zones in eastern coastline of
China (Source: website NGMCHINA [2011-08-31])

4.2 Case study

When searching for urban housing demolition and household relocation compensation
practices on Internet, a seemly paradox has generated considerable debate. On one hand a lot of
compensation cases, draw people’s attention by extremely high compensation standards and total
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amount of compensation funds, especially those involved in urban village redevelopment projects.
For residents involved in these cases, “urbanization means easy money (website: China Daily
[2011-08-31])”. Some villagers become millionaires because of currency or house property
compensation they get from urban demolition and household relocation projects. On the other
hand, underpaid compensation, forced housing demolition and violent behaviors against forced
relocation always make these radical cases headlines of various media (e.g. CCTV, Xinhua News,
Sina, local news in appendix). Except fewer more developed cities where the government or
developers could exactly stick to compensation principle and afford such high compensation
standards based on market price, the underestimated compensation standards are more common
in less developed cities and regions (website: Xinhua News [2011-08-31]). The tremendous
discrepancy of compensation treatment between these two types arouses feelings of inequality
and inequity among households involved in diverse cases, which brings about different social
impacts. Based on this context, 6 cases are mainly classified by these two categories in the
process of cases profiling, sudden wealth by compensation and forced demolition.

The procedure for this case study is based on the first character of SIA process as analyzing
and conceptualizing intended and unintended social consequences (figure 4.3). The social
consequences on relocated households are examined by 8 types of social changes, that is,
people’s way of life, culture, community, political system, environment, health and well-being,
personal and property rights, and fears and aspirations.

Similar to description of significance by Department of Environmental Affairs and Tourism
(1998), the significance of social impacts involved in this case study can be described as high,
medium, low and not applicable, which are determined by the frequency that one-hand
expressions of a specific type of social impacts are referred to in major resources available
(appendix 1). The criteria are:

High: referred by (almost)all resources
Medium: referred by several resources
Low: referred by little resources

Not applicable: not referred to at all
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1. Identifying cases (understanding issues)

Based on the classification of compensation practices, select typical cases of each
type and search for various sources illusatrating these cases

2. Conceptulizing social impacts

Elaborate expressions of these social impacts, evaluate the significance (the
standard is described above), and analyze the reasons for these social impacts

A 4

3. Establishing social impacts predicting framework

Establish general predicting framework for futhre compensation policy making
process based on SIA

Figure 4.3: Case study framework

4.2.1 Sudden wealth by compensation

Cases in three developed mega cities, Beijing, Guangzhou and Shenzhen, are chosen as
typical examples of sudden wealth by urban housing and household relocation demolition
compensation. Following a brief introduction of each case, tables of social impacts are given

drawing on the internet resources. The reasons for these social impacts are explored.
Dawangjing Village, Beijing

Dawangjing Village is located in between 4th and 5th ring, at northeast peri-urban area of
Chaoyang District, Beijing, with the total area of 105.6 hectare. This area is adjacent to Wangjing
business core zone and electronic technology zone, playing an important role in improving the
image of capital city. The current registered population is 2998 consisting of 1692 households, of

which 2100 are urban Hukou? and 998 are rural Hukou. The floating population? is

2 Hukou is a unique Chinese institution for administrating rural and urban population, according divided into two types,
rural and urban. It is written on the place where people registered and it is originally the place where the person is born or
his/her parents registered. Hukou can be changed mainly for working or education reasons (Liu, 2004).

% Floating population is defined as “those migrants who have moved across a township-level boundary for more than 6
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approximately 30 thousands. The overall area of demolished housing is 250 000 m?, finished
merely in 28 days without petitioners and forced demolition activities. As the pilot project for
Beijing urban and rural integration and development, its success promotes the experience of
so-called “Dawangjing Mode” for rural and urban integration and redevelopment projects in other

urban villages of Beijing.

Compensation measures
The financial compensation fees calculated by the formula stated in Dawangjing Village
Housing Demolition and Household Resettlement Compensation Method are firstly provided to
relocated stakeholders. The households could use the compensation fees either to purchase
designated relocation housing or merely as monetary compensation to meet other demands as

they like.

Compensation Fee = (Baseline Land Price x K + Baseline Housing Price + Coordination
Subsidy + Comprehensive Subsidy + Incentive Subsidy) > Confirmed Housing Area to be

Compensated + Housing Depreciation Value

K = Correction Coefficient of Volume Rate, depending on particular characteristics of
demolished housing;

Baseline Land Price = 2500 RMB/m?; Baseline Housing Price = 800 RMB/m?;

Coordination Subsidy = 1600 RMB/m?. It is especially paid for Dawangjing Village as the
pilot project of urban and rural integration and development;

Incentive Subsidy = 500 RMB/m?. It is paid for those who have accomplished removing
activities before prescribed deadline;

Comprehensive Subsidy = 3000 RMB/m?, for households who merely choose monetary
compensation;

Confirmed Housing Area to be Compensated and Housing Depreciation Price are estimated

by qualified companies.

months without changing their places of household registration in the 2000 census.” (Zhu, 2007,p.65)
36



Compensation Measures

Detailed Standards

Rewards and Subsidies

Monetary compensation

by formula above;
without

housing

m? per capita.

Compensation fee calculated

Villagers whose Hukou are
registered in this village
property
could benefit from monetary

compensation standard of 50

Coordination  subsidy  and
incentive subsidy with extra
subsidy of 45000 RMB per
household is compensated for
those who sign contract
between May 9™ and June 7™,
2009. From then on until June

17th, only extra subsidy is

Compensation fee calculated | provided

by formula above;
Designated relocation
Relocation housing price: 4500
housing compensation
RMB/m?, maximum area: 50

m? per capita.

Table 4.1: Compensation measures and standards for Dawangjing Village

Existing and potential social impacts
Almost all villagers made a fortune by this compensation project. They got millions of
money no matter what compensation measures they chose. Most of them used the money to buy
several houses and a large sum of currency remained to afford daily expenses. As Dawangjing
compensation practice was accomplished before the time when Beijing’s house price began to
dramatically increase, the values of houses they bought also added even doubled, making them
become wealthier (Beijing News, 2010-05-19).This sudden wealth gives insight on other social

impacts as elucidated below.

Type of Changes Expressions of Social Impacts Significance

People’s way of life | - Convenience by buying cars and other high | High
technological products, etc
- Taking a job as a means of time killing or interest

instead of means of livelihood
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Improved social and medical insurance
Loneliness as a result of separating with old

friends and relatives

Culture Memorizing the history and old times Low
Community Improved community services, facilities High
- A lack of sense of belonging to community
especially with a lot of urban residents around
Inadaptable to new community management
Political system Demand for combination measure of designated | Low
relocation and monetary compensation
Environment - Comfortable physical living quality Medium
Inadaptable to new environment
Health and - Older people not accustomed to living in high | High
well-being buildings leading to relevant illness
- Potential illnesses of affluence
Higher mortality than average per year
Personal and More lawsuits as a result of disagreement of | High
property rights distribution of compensation within families
- Trend of wealth show-off
Unwise consumption and financing values
Increasing social status as a result of being wealthy
- Public concerns about the rationality of high
compensation standard
Fears and aspirations | - Worries about livelihood after the compensation | Medium

fees are run out

- Collective property development as non-financial

compensation

Table 4.2: Social impacts by Dawangjing Village compensation practice
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Xintang Village, Guangzhou

Xintang Village is an urban village located in triangle peri-urban area among Gaotang
Software Park, Guangzhou Science City and Olympic Sports Center of Tianhe District,
Guangzhou. The spatial layout structure of this village is in chaos. It has been identified as one of
the urban renewal pilot projects for 2010 Asian Olympic Games. This project involves relocation
activities involved of a quantity of 2135 households. About 2700 houses will be demolished by
the end of this project. Total area of this renewal project is about 780 000 m?. Life style in
Xintang Village remains traditional to some extent. The overall spatial planning for this renewal
project also stipulates to retain 4 heritages of ancestral temples undamaged within the boundaries
of this region. The total cost for this project is 4.655 billion mainly supported by fiscal revenue.
It’s normal in this village that households own houses of more than one hundred square meters.
Therefore, based on the housing price around this area it’s obvious that after compensation a
number of new millionaires are emerging, which makes this compensation practice a realistic

myth of “becoming millionaire in one day” (BWCHINESE, 2010-10-26).

Compensation measures
They compensation measures are also divided into financial and non-financial measures,

namely monetary compensation and equivalent property exchange compensation.

Compensation Measures | Detailed Standards Rewards and Subsidies

Monetary compensation

3500 RMB/m?x legitimate
area under maximum;

Extra area compensated for
its building material cost:
Frame  structure: 1000
RMB/m?

Composite structure: 825
RMB/m?

Brick and timber structure.

Temporary settlement subsidies:
20 RMB/m?/month for residential
housing for residential housing
and 50 RMB/m?#month for the
others, distributed to households
until they get relocation housing
(planned period is 3 years);

Rewards:10000 RMB per

building before August 18"
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662 RMB/ m? 2010; 5000 RMB per building

Relocation housing area is | before the September 6™, 2010

equal to the demolished
Equivalent property
housing area within the
exchange compensation
limitation of maximum 4

floors*

Table 4.3: Compensation measures and standards for Xintang Village

* The excess building area is compensated by monetary compensation standard.
Existing and potential social impacts
Xintang Village renewal project has not been accomplished. Instead of receiving a sum of
money to buy relocated housing as is the designated relocation compensation measure in
Dawangjing Project, equivalent housing area relocation compensation has its particular social
impacts. In terms of monetary compensation, the compensation standard of Xintang Village is
lower than Dawangjing Village. However, this seemly lower standard still stimulates emergence

of numbers of millionaires. Further implications of social impacts are shown below.

Type of Changes Expressions of Social Impacts Significance

People’s way of life - Faced with challenges to find new jobs instead | High
of relying on leasing housing and running
business to support daily life
Improved life quality by buying new products
such as cars, etc

- Demand for better education and training

opportunities for families and children

Culture - Efforts for reserving traditional culture and | Medium
customs
Community - Willingness to move back to Xintang | Low

community after renewal project is finished

Political system Not applicable Not applicable
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Environment

Improved physical living quality

Medium

Health and well-being

- Potential illnesses of affluence

Low

Personal and property

rights

- Trend of wealth show-off

- Unwise consumption and financing values

Increasing social status as a result of being

wealthy

- Financial institutions begin to attract villagers

interests to invest various financial services

- Exaggerated effects and purchasing power of the

large sum of monetary compensation

High

Fears and aspirations

- Worries about whether they could move back to

relocation sites as schedule

- Worries about livelihood after the compensation

fees are run out

Medium

Table 4.4: Social impacts by Xintang Village compensation practice

Gangxia Village, Shenzhen

As the only remaining urban village in Central Business Zone in Futian District, Gangxia
Village renewal project has a significant impact on the overall development strategy of Shenzhen.
Gangxia Village is located in the central part of Futian District of Shenzhen. Total area of this
renewal project is about 150 000 m?, on which hundreds of self-built housings with diverse types
of property right are existing, as described the largest urban village renewal project at that time
(Shanghai Securities News, 2009-12-26). There had been rumors since 1998 that this urban area
would be demolished. Stimulated by potential benefits from high compensation made for
demolished housing, a lot of villagers began to extent their housing with the purpose of obtaining
more compensation, some of which were illegal building. Furthermore, the case where a
household named Cai who refused to make agreement on housing demolition and relocation

activities because they thought the compensation standard was not reasonable, finally obtained
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120 million RMB, almost as much as their desired sum of monetary compensation, mostly as a
result of newly enacted national document which prohibited administrative forced demolition
projects, had greatly impacts on the consequent negotiation process among villagers and
developers, reducing the approval rate of villagers for compensation standard from 85% to 50%.
These factors leaded to the fact that although this project officially started in 2007, the long-term
negotiation and failure of making consensus with stakeholders postponed the actual large-scale
housing demolition activities until 2009. With the establishment of new compensation measures

and standards, a lot of millionaires are emerging (National Business Daily, 2009-11-12).

Compensation measures
Through long time negotiation process with villagers, the compensation principle is finally
established as “two standards and three modes, multiplying to six options”. Two standards refer
to: 1) housing area under 480 m? is compensated by houses at the ratio of 1:1 (old housing area:
new housing area), while the beyond area is compensated by apartments at the ration of 1:0.88; 2)
the ground floor is compensated by centralized commercial property at the ratio of 1:0.9, while
the upper floors are compensated by houses or apartments at the ratio of 1:0.9. Three modes refer

to complete financial compensation, non-financial compensation and a combination of these two

measures.
Compensation | Detailed Standards Temporary Resettlement Subsidies:
Measures
Residential housing: 12800 Housing rent subsidies: 30
Monetary

RMB/m?; commercial property: | RMB/m?month; extra rental subsidies
compensation
23800 RMB/m?; for households whose houses exceeded

Based on legitimate housing area | 120 m
Housing property | determined by housing property | Rewards: 30000 RMB per building and
exchange exchange ratio stated above and | use right for a fixed parking space
compensation | proportion of whole housing area | before the January 16™, 20009.

decided by households

Table 4.5: Compensation measures and standards for Gangxia Village
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Existing and potential Social impacts
Gangxia Village renewal project drew public attention by emergence of a large number of
millionaires, which was not common at that time. In this project, phenomenon such as building
extra areas to ask for more compensation, perseverance of specific households refusing to be
removed, and reactions of other households to these rejections, etc. trigger relevant social impacts

to be considered.

Type of Changes Expressions of Social Impacts Significance

People’s way of life - Faced with challenges to find new jobs instead | Low
of relying on leasing housing and running

business to support daily life

Culture - Growing attention paid to protection of | Low

memorial monuments in this region

Community - Valuing cohesion and characters of previous | Low
community
Political system - Enhanced negotiation process High

Increasing demand for participation in policy
making process

Increasing government’s credibility

Environment - Deteriorative physical living quality for those | Medium
who are not consent with compensation standard
and continue living in demolished area

Improved physical living quality in new

relocated area

Health and well-being Not applicable Not applicable

Personal and property |+ A growing number of newly built illegal | High
rights housing areas for more compensation
Increasing economic investment for whole

renewal project
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- Public concerns about equality and justice issues

involved such as whether such high

compensation is reasonable

- More villagers refuse to move learning from the

Cai’s success for more compensation

Fears and aspirations

Not applicable

Not applicable

Table 4.6: Social impacts by Gangxia Village compensation practice

Drawing on the significance of social impacts in different cases, change of personal and

property rights brings about predominant social impacts for these cases, and other social impacts

could also be regarded as the results of or related to changes of personal and property rights.

Besides, change of people’s way of life is another main factor for social impacts. Therefore, the

economic and social perspectives are chosen to explain the reasons.

Type of Changes Dawangjing Xintang Gangxia
People’s way of life High High Low

Culture Low Medium Low
Community High Low Low

Political system Low Not applicable High
Environment Medium Medium Medium
Health and wellbeing High Low Not applicable
Personal and property rights | High High High

Fears and aspirations Medium Medium Medium

Table 4.7: Significance of social impacts by cases of sudden wealth by compensation

Explanations for these social impacts

Economic perspective

The compensation measures for these three cases are all composed of financial and

non-financial compensation, while the last one also includes the combination of these two
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measures. Drawing on average price of representative* commodity housing nearby of
Dawangjing® and Gangxia cases, monetary compensation measures added with rewards and
subsidies could enable them to buy houses or apartments of the approximate housing area, while
in Xintang Village case this measure is not such attractive as compensation standard of 3500
RMB/m? is much lower than the average price of 9600 RMB/m? of a representative residential
quarters nearby. In these cases, a lot of villagers owned a large building area of housing (e.g. one
household owned 6000 m?). For them, housing is not only for owner occupation, and getting
monetary compensation immediately could save them waiting time for relocation housing to be
built, enable them to improve their life quality and make financial investment such as purchasing

housing for rent as daily incomes or for profits made between selling and buying rate.

RMB/m?
Currency Compensation
30000 Standard
25000
M Average Price of
20000 Representative Commodity
Housing Nearby Then
15000 B Current Average Price of
Commodity Housing in
10000 Same District
5000
0

Beijing 2009 Guangzhou2010  Shenzheng 2009 City and Year

Figure 4.4: Comparison of compensation standard and average price of commodity
housing in Beijing, Guangzhou and Shenzhen (Source: Fangjia.com)

From viewpoints of those who chose designated relocation measure, although they couldn’t

get as much as compensation money as those choosing monetary compensation, they would

* The average price of representative commodity housing refers to average unit price of certain real estate property near
the area to be demolished which is considered by households as alternatives for relocation sites or is selected by the author as
representative to illustrate the housing price level of this area.

® The compensation standard for Dawangjing case is approximate value without taking Housing Depreciation Value of
specific housing into account. Actual compensation is higher than this standard.
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obtain housing property of same or approximate area as exchange and buy extra areas at lower
price than market price. The price differentials would be regarded as an increase of real estate
property. It is a major reason why a lot of residents preferred this compensation measure. Besides,
no matter what measures they chose, the households benefit a greatly increased value of
commercial housing property from overall booming of real estate industry in China these years.
For example in Dawangjing case, the value of housing has even doubled.

Furthermore, as some households rely on houses for rent and other commercial usage as
major income sources, no matter what compensation they choose, their owned houses would be
demolished and the income is suspended for a certain period until they find other alternative
housing. The compensation for this kind of economic loss is only explicitly and separately stated
in compensation standard of Gangxia case rather than the other two.

Socio-cultural perspective

These compensation practices are all implemented in urban villages. The contrasting
landscape with surrounding well-developed environment and the potential economic benefits
incent government’s efforts to redevelop urban areas, which leads to inevitable demolition and
relocation compensation (Hao et al., 2011). In terms of impacts on indigenous villagers by
compensation , specific performances are that monetary compensation paid enable these villagers
to live a more modern and technological life style as is of most urban citizens, such as buying
cars, high-tech products, traveling abroad, etc. Despite of fact that living environment of newly
built designated relocation or residences bought by currency compensation has improved greatly,
these villagers prefer the advantages of “abundant room space, drastically cheaper living costs,
the local social network, the familiar environment in their villages and the necessity of managing
their property renting business (Hao et al., 2011)”. Besides, some traditional cultural events and
customs which are still preserved in many urban villages are faced with risk of disappearing as
the traditional rural atmosphere is lost by relocation. On the other hand, due to the relatively low
education level, it takes a bit longer time for villagers especially older people to adjust to these
changes by modern life style.

Meanwhile, as these villagers seldom receive psychological education. A few of them
couldn’t properly deal with the mental changes resulting from sudden compensation. Negative
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impacts such as addicting to gambling and drug, increasing family economic disputes leading to
more lawsuits, extravagant and unsustainable consumption, etc. are even strengthened by
bandwagon effects. It is urgent that more psychological counseling institutions should be

available to those villagers to guide them to a healthy lifestyle.
4.2.2 Forced demolition

Cases in three cities, Shanghali, Tianjin and Qingdao, and are chosen and expressed in ways
that suspected illegal forced demolition by demolition parties or government and protests by
certain removed households are appearing in these practices as a result of not reaching agreement
of compensation measures and standards among stakeholders. The elaboration of these cases also
follows an analysis process including brief introduction, tables of social impacts drawing on the

internet resources and ends up with an explanation of these social impacts.
Caohua, Shanghai

The housing demolition and household relocation project in Caochua Town, Minhang District,
is a sub-project of the Honggiao Integrated Transport Junction Construction Project from the
public interest, which is planned for Shanghai 2010 Expo and to be accomplished before March,
2010. The overall demolition area in Caohua Town is 128 000 m?, involving 3873 households.
This demolition and relocation activities began in June, 2006 and was due to completion for one
and a half year on schedule. However, until June 12", 2008 when the Mr. and Mrs. Zhang drew
public attention by their violent actions against administrative demolition of their housing the
project was still not completed.

Compensation measures

According to the local official document stipulating minimum financial compensation, the
overall financial compensation fee is determined by the standard below:

Compensation Fee = (Baseline Price of Land Use Right + Reset Appraised Construction
Cost of Demolished Housing) x Legitimate Housing Area to be Compensated > (1+X)

X = Coefficient of Monetary compensation, for loss resulting from housing demolition and

household relocation activities, in this case X=25%;
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Baseline Price of Land Use Right = 1480 RMB/m?;

Reset Appraised Construction Cost of Demolished Housing, depending on particular

characteristics of demolished building, such as building material, structure types, etc.;

Reset Appraised Construction Cost of Demolished Housing and Legitimate Housing Area to

be Compensated are determined by authorized real estate appraisal institutions.

Compensation

Measures

Detailed Standards

Rewards and Subsidies

Combination of
monetary
compensation and
assigned
relocation housing

compensation

Legitimate Unit price: 3200
housing area RMB/m?

< 260 m?

Legitimate Unit price: 4200

housing area

> 260 m?

RMB/m?

Other specific subsidies and

rewards will depend on concrete

negotiation  process  between
households  and  demolition
parties

Table 4.8: Compensation measures and standards for Caohua Town

The relocated households could use financial compensation to buy assigned relocation
housing with maximum area of 260 m?at different privileged prices according to their legitimate
demolished housing area (see table 4.8). According to the evaluation report by local government,
average financial compensation for each household is approximately 1.25 million RMB
(Minhang District Government, 2006).

Existing and potential social impacts

This project aroused public debate by violent resistance of the households against demolition
activities. Mr. and Mrs. Zhang, who had joined nationality of New Zealand, received 6 one-storey
houses from their parents in 1994, and expanded it to 538.75 m? in 2005, 338.75 of which was
illegally built property. After several times of negotiation with the demolition party, the couple
was still not satisfied with the provided compensation that included monetary compensation of
1.5 million and three relocated apartments, the area of which were equal to their legitimate

housing area of 240.5 m?and could be purchased at the price of 3200 RMB/m?.
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! ! Construction party After mediation,
Failure of reaching applied to the public hearing and
agreement with court for adjudication,

Demolition party
was desinated to
start force
demolition on on
June 12th

household permission of permission was
forced demolition approved and
implementation noticed public

Figure 4.5: Procedure of applying forced demolition implementation in Mr. Zhang case

After the administrative procedure shown in figure 4.5, demolition party began to dismantle
Mr. Zhang’s house on June 12", 2008. The bulldozer and rooter were not stopped by oral
communication asking demolition parties for legal document and continued pulling down their
house. Evoked by strong and irrational emotions, the couple filled some bottles with gas, burned
and threw them to prevent the house from being demolished. They kept on fighting with the
removers and finally these extreme behaviors were stopped and Mr. Zhang was accused of crimes
of disrupting public service. This incident was reported by a lot of media. Consequential social

impacts resulting from this incident and the whole project are explored below.

Type of Changes Expressions of Social Impacts Significance
People’s way of life Not applicable Not applicable
Culture Not applicable Not applicable
Community - Increasing convenience to have access to | Low

Honggiao Integrated Transport Junction

Political system - Increasing consciousness of protecting property | High
right in negotiation process

- Conflicting explanations in terms of protecting
private property right in two different documents,
leading to improvement of regulations

- Concerns about disparity between domestic and

foreign system concerning private property right
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Environment Increasing noises as a result of more traffic | Medium
volume
Health and - Discomfort due to noisy conditions Medium
well-being - Getting hurt by resistance to forced demolition
Personal and - Monetary compensation could only afford to buy | High
property rights apartments in assigned relocation site instead of
everywhere else around
- Households are dissatisfied with compensation
standard
- Protests against demolition and refuse to move
Fears and aspirations | - Fears for their housing being demolished High

- Fears for consequences of their violent criminal

behaviors

Table 4.9: Social impacts of Caohua Town compensation practice

Meihuli, Tianjin

Meihuli block is located in the central area of Nankai District, Tianjin, which only covers an
area about 30 000 m? with almost 400 households. The existing buildings on this block are 5 or 6
floors commodity buildings of timber and brick structure built in 1994. The planned reward
removing period is from Dec 15", 2009 to Jan 24™, 2010. However, until the beginning of April
2010 only 100 households have made agreement with demolition party. One significant problem
of this project is that elaborate planning of this block for commercial development purpose was
not confirmed at the moment when the demolition project was approved, which means this
project is initially against the law which stipulates that land use right acquisition through bidding,
auction and listing for commercial real estate development should precede housing demolition

and household relocation projects. This illegal land use right acquisition could be regarded as root

why households are against the project and reluctant to move.
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Compensation measures

Compensation | Detailed Standards Temporary Resettlement Subsidies:

Measures

Monetary Appraised unit price*xlegitimate | 4000, 6000 or 8000 | Extra rewards

compensation | area to be compensated RMB*** of 30000 RMB

176 1-bedroom, 178 2-bedroom | 1200, 1600 and 1800 | provided for
and 30 3-bedroom affordable | RMB per | households who

® for removed | household/month*** | move  before

Relocation apartments
housing households who own apartments Jan 24™ 2010
compensation | of corresponding layout to

choose, at the price of 8800

RMB/m?**

Table 4.10: Compensation measures and standards for Meihuli

* 1t should be set based on the average unit price of new built commodity housing in this
block, firstly 12500 RMB/m? and then add up to 15000 RMB/m?.

** The balance of this purchase will be refunded or paid for overpayment or deficiency
when transacting the apartment delivery procedure in the end.

*** These three prices are set for households owning 1-bedroom, 2-bedroom and 3-bedroom
apartments respectively.

Existing and potential social impacts

The demolition activities of Mahuli Block have been accomplished. As the services and
facilities of Meihuli Block as well as its cohesion to surrounding area are quite developed and
favorable compared to cases of urban villages explored in section 4.2.1, the residents mainly

concern why this block should be replanned and demolished.

® In China, affordable housing (Jingji shiyong fang in Chinese) is commodity housing with the purpose of social
security for low-income families. It has characteristics of both economy and serviceability and could be applied to buy by
citizens with local Hukous whose incomes are below a certain standard. Although it’s commodity housing, it can’t be traded
by the households within 5 years. If there is an indeed need to sell this property after 5 years, it should also be repurchased
by local housing bureau at the temporal price of similar affordable housing type (Huang, 2004)
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Type of Changes

Expressions of Social Impacts

Significance

People’s way of life

Less contact with former friends and neighbors

Low

Culture

Not applicable

Not applicable

Community

- Favor of services, facilities, characters and
cohesion of current community and reluctant to
move

- The assigned relocation site is quite remote and

inconvenient

Medium

Political system

- Public query about legality of this demolition
and development project and ask for rational
explanations
Demand of communicate and effective
participation and negotiation in process of
mediation, public hearing and adjudication
instead of mere formality

- Conflicting explanations in terms of protecting

private property right in different documents

High

Environment

Not applicable

Not applicable

Health and well-being

- Getting hurt by resistance to forced demolition

Low

Personal and property

rights

- The wvalues of households’ housing are
underestimated
Monetary compensation can afford to buy
apartments of similar standard nearby

- Relocation apartments are affordable housing
Dissatifaction with compensation standard and

refuse to sign on relocation agreement

High
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Fears and aspirations | - Fears of their housing being demolished High
- Fears of illegal threats and intimidation by

demolition party

Table 4.11: Social impacts of Meihuli compensation practice

Badahu, Qingdao

Badahu Residential Quarter is located in Shinan District of Qingdao. An integrated
redevelopment project which is included in the overall urban renewal plan of Qingdao, is planned
on this site for including residential, commercial, business, hotel buildings, etc, with a total space
of 4.45 hectares and building area of 289188 m?. It involves relocation of 1014 households,
starting from April to Jun 7™, 2010. However, in the survey conducted by households themselves,
746 of them, over 70 % of total residents, expressed their disagreement and opposition of this
demolition and relocation project. They primarily questioned the rationality of this project as a
part of urban renewal plan, as this residential quarter has just been built for 21 years with good
construction and environmental quality and complete community services and facilities. It has
been honored titles such as Model Residential Quarter of Afforestation in Shangdong Province.
Apparently, it would be developed for merely business purpose, which goes against with the
general principle that urban land could be expropriated or requisitioned for public interests. More
surprisingly, the land use right of this area had been transferred to the developers in December,
2009 before the government actually negotiated with the households about this demolition project
and concrete compensation measures.

Compensation measures

Compensation Measures Detailed Standards Rewards and Subsidies***

Appraised unit price*x Removal subsidies: 600RMB per

Monetary compensation legitimate area to be household for residential housing
compensated and 40 RMB/m? for the others.
Relocation On-site | Apartments with area of | Temporary settlement subsidies:
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housing relocation | 70, 80, 90, 100 and 120 m?, | 25 RMB/m? per month for

compensation** 100 apartments with area | residential housing and transition
of 65, 80 and 90 m? | period is negotiated between

Off-site
average unit price is 4574 | households and removers; 60

relocation

RMB/m? RMB/month/ m? by period of 10

months for commercial buildings

Table 4.12: Compensation measures and standards for Badahu

* It should be based on the average unit price of new built commodity housing in this block,
about 9500 RMB/m?

** Area of relocation apartments should be approximate to and a little larger than the area of
demolished apartments, and the excess area could be purchased at the average unit price of
surrounding commodity building.

*** The sooner the households deliver their housing, the better privilege they could get
when choosing relocation apartments. Temporary settlement subsidies are distributed to
households who choose relocation housing compensation until relocation housing is built.

Existing and potential social impacts

Badahu Residential Quarter demolition project has been investigated by CCTV (China
Central Television) for the illegal demolition activities by government and developers. However,

although this project is illegal originally, the compensation practices have been finished.

Type of Changes Expressions of Social Impacts Significance

People’s way of life | - Loss of close interaction with neighbors High
- Loss of comfortable and adaptive life style
- Suspension of stores running as a result of

demolition of their housing

Culture Not applicable Not applicable

Community - Inconvenience of remote relocation site Medium
- Less complete services and facilities of other

relocation communities
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Favor of on-site relocation community

Political system - Doubts about the legality of land use right | High
acquisition procedure

- Questioning about the rationality of renewal
project for commercial housing development
instead of public interests

- Conflicting explanations in terms of protecting

private property right in different documents

Environment - Decreased environmental quality in relocation | Low
site

Health and - Mental and physical illness resulting from violent | High

well-being disturbance by removers to force them leave

More mortality of older people who can’t suffer

the mental pressure and physical violence

Personal and - Perceived low monetary compensation standard High
property rights - Protecting property rights from being infringed
Eager to have privilege for selecting better
relocation apartments

More expenses for purchases of extra housing

area and decoration of new apartments

Fears and aspirations | - Fears of their housing being demolished forcedly | Medium
Fears of illegal threats and intimidation by

demolition party

Table 4.13: Social impacts of Badahu compensation practice

For this type of forced demolition practices, changes of personal and property rights (3H),
and political system (3H) are overwhelming among others. Accordingly in the following part,
economic and political/legal perspectives are chosen to elucidate the reasons for these social
impacts.
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Type of Changes Minhang Meihuli Dadahu
People’s way of life Not applicable Low High

Culture Not applicable Not applicable Not applicable
Community Low Medium Medium
Political system High High High
Environment Medium Not applicable Low

Health and wellbeing Medium Low High

Personal and property rights | High High High

Fears and aspirations High High Medium

Table 4.14: Significance of social impacts by cases of forced demolition

Explanations for these social impacts

Economic perspective

Economic perspective could explain some reasons for social impacts of personal and
property right as well as some others. For Meihuili and Dadahu case, the demolished areas are
residential quarters located in the urban center. The financial compensation will mainly be used to
buy apartment for residential purposes. However, as is shown in figure 4.6, the standard is much
lower than the average prices of nearby commodity housing and even the whole district, which
runs counter to the principle stated in local document appraised unit price should be set based on
the average unit price of new built commodity housing in this block. This disparity brings about
some households’ dissatisfaction and query about rationality of compensation standard and
rejection to sign the contract. For those who are willing to accept the compensation standard, it
basically implied that they had to buy smaller or resold apartments in same area or move to other
remote area of lower housing price, leading to impacts of living quality, community, environment,
etc. In Minhang case, especially for Mr. and Mrs. Zhang case, as their house was self-constructed
building, a large portion of which exceed permitted building area, their perceived area to be
compensated (538.75 m?) was far more less than the legitimate area (240.5 m?). On one hand,

different perceptions of area to be compensated account for the disparity between the actual and
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expected financial compensation; on the other hand, the compensation standard was based on
baseline price of land use right instead of average market price of commodity housing as stated in
Urban Buildings Demolition Relocation Administration Regulations. From this point of view,

monetary compensation standard is much underestimated.

RMB/m2
25000
20500 c c "
urrency Compensation
20000
1718d@500 Standard
15000 000 1350 B Average Price of

11901

Representative Commodity
Housing Nearby Then

10000 - - )
M Average Price of Commodity
Housing in Same District Then
5000 -
0 n T

Shanghai 2008  Tianjin2010  Qingdao2010 O andYear

Figure 4.6: Comparison of compensation standard and average price of commodity
housing in Shanghai, Tianjing and Qingdao (Source: Fangjia.com; Soufun.com)

The relatively lower compensation standard in all these cases made households more favor
of buying designated relocation housing if they agreed with this demolition project. In these cases,
the prices of designated relocation housing, 3200 RMB/m?, 8800 RMB/m? and 4574 RMB/m? are
much affordable compared to that of representative commaodity housing. If they choose relocation
compensation, they have to find temporary housing before their relocation housing having been
built, while the temporary compensation fee hardly covers the increasing rent. For example in
Badalu case, a lot of households owned housing area about 60 m2 Multiplying it by
compensation standard of 25 RMB/m?#month is 1500 RMB/month. The rent of similar

apartments nearby is over 2000 RMB/month (based on historical data in www.fangjia.com).

Besides, for those households in Badahu whose on-site relocation apartments are larger than their
demolished housing, they have to buy the excess area at the current average housing price, which
means that they needed to spend a lot of extra more money to own their new apartments. These
economic factors explain why some social impacts related to personal and property right are

emerging.
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Political and legal perspective
In all these cases, households’ expressed their doubts about the rationality of forced
demolition by local housing demolition administrative department or relevant demolition parties.
The conflicting rules in two different regulation and law, Urban Buildings Demolition Relocation
Administration Regulations and Property Law account for these doubts (figure 4.7). According to
the Property Law, for public interests, the government should firstly acquire the land use right and
housing property right from the households and make reasonable compensation for this

acquisition action, and then the demolition activities shall be legal.

Urban Housing Demolition
Management Regulations, Article
17:

If the households or renters
haven't moved before the deadline
stipulated in the adjudication
issued by local court, local
government can empower relevant
sectors to implement forced
housing demolition activities.

Property Law, Article 66:

An individual's legal properties

shall be protected by law, any
entity or individual may not
encroach, plunder or destroy them.

Figure 4.7: Conflicting rules in different regulation and law

However, in Minhang case, the demolition activities were finally carried out without
reaching agreement about the compensation. Similarly the households in Meihuli and Badahu
also received forced demolition notice stating deadline. The households took Property Law as
legal grounds for protecting their private property while demolition parties implement forced
demolition in compliance with Regulation. These contradictory legal grounds promote law
making process to improve the legal system in terms of urban housing demolition and household
relocation, leading to the enact of Regulation on the Expropriation of Buildings on State-owned
Land and Compensation, which entitles household to apply for administrative reviews or to resort
to lawsuits before deadline stated in demolition resolution. Besides, different illegal behaviors
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involved in these cases, such as ambiguous expropriation purposes, and reverse expropriation
procedures, etc, also make the households ask for more collective participation and transparency

in the whole planning process as well as in the demolition and relocation phase.

4.2.3 Establishing social impacts predicting framework

Combined with two categories of compensation practices, the framework (shown in table
4.15) is established on the basis of SIA tool with expressions of social impacts resulting which
are induced from those shown in case study with higher significance and taken as items to be
predicted, mitigated, monitored and evaluated in the SIA process. The indicators and are chosen
based on principle of SMART indicators, while methods for forcasting are selected from the
followings (Vanclay, 2011):

Comparison with similar cases studies and reports;
Trend projection;

Population multiplier methods;

Statistical analysis;

Scenario building using expert panels;

Impact pathway analysis or impact mapping.

As every project has its own particular conditions and characteristics, the framework doesn’t
intent to include all major potential social impacts and the social impacts included may not be
present in some cases. It merely hopes to give some aspirations to policy or strategy makers
involved in urban housing relocation and household relocation compensation practices to
consider the social impacts which are primary in cases study. The blank columns in the
framework, namely migration measures, residual impacts, and significance rating, will be
accomplished by actual users according to specific contexts. Meanwhile other items could also be
added into this framework.

4.3 Summary

In this chapter, 6 cases located in more developed cities are chosen to illustrate existing

social impacts resulting from urban housing demolition and household relocation compensation

practices. There are some differences between major social impacts in these two categories.
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sudden wealth by compensation

Relatively high compensation standard and average large housing property area by
household explains the main reasons why they seem to get a large sum of monetary compensation
or relocation housing area in newly built relocation quarters. Besides, as these areas to be
demolished are all in urban villages. Their current cohesion of community and relationship with
friends, neighbors and relatives accounts for their feelings of loneliness and aspirations to live
with acquaintances. The change of living environment and life style also leads to inadaptation
especially among older people. A lack of psychological and financial assistance to help villagers
to manage the mental and financial changes resulting from high compensation leads to some
expressions of uncertainties and worries about future life as well as irrational consumption
behaviors.

forced demolition

The economic perspective could be regarded as major reason for several social impacts.
Relatively low compensation standard could not insure removed households to afford similar
housing nearby or of a smaller size. Differential perceptions about housing area to be
compensated make the households insist that their property right being infringed. The
dissatisfaction about compensation standard also leads to long-term negotiation and discussion
process, which could contribute to the democratic improvement of political system. In addition,
increasing questioning and query about probably illegal behaviors and conflicting rules taken by
different stakeholders as legal grounds impel the transition process of legal system, arousing
more participation by stakeholders especially households in the policy making process

Drawing on these expressions with high significance, a framework for predicting social
impacts in compensation practices are revised from existing SIA tool. Based on this ex ante
predicting framework, policy or strategy in terms of compensation could be made with accessory
measures to strengthen positive impacts, e.g. improvement of living quality, and mitigate negative
impacts, e.g. loss of contacts with friends, as the third step in complete SIA process. During the
implementation phase of policy and strategy, monitoring and evaluation programs are carried out
based on impact indicators, as the ex post measures to assessment the actual impacts resulting
from policy and strategy, and give aspirations for further improvement of compensation practices.
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Aspects of | Potential impacts Possible Likely Stakeholders Impact indicator | Baseline Method for | Significance
social mitigation or | Residual | that are affected | (SMART) measure forecasting (risk rating)
changes enhancement | Impact
measures
People’s - Different types, purposes or - Service subject | - Job satisfaction | - Current - Scenarios
way of life places of work, - Participating - Life satisfaction satisfaction of + Impact
- Improved or depressed life subject - Times of getting job and life mapping
quality - Compensated together with - Current contact
- Loss of contract with former subject friends per times
friends month
Culture - Disappearing traditional - Service subject | - Cognition of - Current - Impact
customs, values - Participating traditional understanding mapping
- probably damaged historical subject customs and of traditional - Preservation
relics - Compensated values among customs and plan
subject residents values among
- Government - Degree of residents
preservation - Current
condition of
relics
Community | - |nadaptation to new - Service subject | - Adaptability - Conditions of - Scenarios
community - Participating - Standard of services or - Field
- Improved or degraded subject services or facilities and investigation
physical services, facilities - Compensated facilities - Participation in
- Loss of belonging to new subject - Participation in activities of
community community current
activities community
Political - Increasing demand of - Service subject | - Number of - Number of - Scenarios
system negotiation and participation - Participating complaints, those without
in policy making process subject lawsuits, compensation
- Public query in terms of - Compensated protests, practices
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rationality and legality of

subject

petitions, etc

project and policy - Government
Environme | - Improved or worsen - Participating - Environmental - Current - EIA method
nt environmental conditions subject indicators environmental
- Compensated situations of
subject living quarters
Health and | - Increasing illness - Compensated - Average visits to | - Current health | - Trend
wellbeing - Poor physical conditions subject doctors conditions of projection
- Participating - Mortality households
subject
Personal - More illegal building for - Service subject | - Compensation - Average - Statistic
and more compensation - Participating standard and housing unit analysis of real
- Unreasonable usage of subject measures price and rent estate business
property compensation - Compensated nearby - Comparative
rights - Underestimated values of subject - Present analysis
property rights - Government property value
- More money than monetary
compensation to by new
housing
Fears and - Fears about legal rights being - Service subject | - Concerns in | - Primary - Impact
aspirations infringed - Participating terms of | concerns mapping
- Fears about illegal threats to subject compensation except those by | - Field
force demolition activities - Compensated expressed by | compensation investigation
- Worries about livelihood after subject stakeholders
the compensation fees are run - Government

out

Table 4.15: Social impacts predicting framework
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Chapter 5 Conclusions and Recommendations

This research is mainly focused on topics of urban housing demolition and household
relocation, compensation and consequential social impacts, at international, national and local
levels. By the research process including literature review, context exploration and case study;,

four research questions proposed at the firstly beginning in chapter one will be answered.

5.1 Conclusions

1. What are basic theories in terms of urban housing demolition and household

relocation compensation and social impact assessment?

The urbanization process is still accelerating in developing countries. Besides expropriation
of rural and agricultural land for urban use, developing countries has also began to resort to urban
renewal projects to promote urban redevelopment with the purpose to meet needs by increasing
population and improving urban quality. Urban housing demolition and household relocation
could be considered as an effective way to facilitate the urban redevelopment process. The social
implications of these demolition and relocation activities have also been paid increasing attention
firstly in developed countries and subsequently developing countries.

Compensation, as the third measure after avoidance and mitigation, has been preferred by
government and other parties to pay for loss and deal with other adverse impacts in demolition
and relocation as well as environmental projects, although it has received criticism for less
concerns about social outcomes. Just compensation is prescribed similarly in laws and regulations
of different countries to entitle the affected proprietors for regulatory taking of private property
by government in public use or interest. It aims to protecting equity of legal property rights and
facilitating urban (re)development. Different stakeholders, including government, public agencies,
developers and demolition companies, societal groups, relocated citizens, service providing
parties and anyone concerned are involved in negotiation process through collective governance

hopefully to reach a win-win situation. The compensation are mainly divided into financial and
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non-financial forms, while the former one is more widely to be made for residents’ financial loss
and the latter one is increasingly adopted by government to landowners by means of right
exchange.

Social impacts are generated by 8 types of social changes happening on people concerned,
people’s way of life, their culture, their community, their political systems, their environment,
their health and well-being, their personal and property rights and their fears and aspirations.
Social impact assessment is a process oriented method aiming at analyzing, monitoring and
managing all kinds of social change processes and social consequences by planned interventions. The
process includes four steps: understanding the issues, predicting the likely impacts, developing

mitigation strategies and developing monitoring programs.

2. What is the transition process of China urban housing demolition and household
relocation compensation policy and system and embodied implications of social

impacts?

The transition process of China urban housing demolition and household relocation
compensation system and policy is related to the transformation of urban land use right and
housing provision system as well as evolving legal system. It could be divided into 4 phases,
firstly in the period of planned economy system, the land and housing provision shared a strong
characteristic of public welfare service. Compensation was mainly in non-financial form as
housing use right exchange and corresponding laws to regulate these activities were insufficient.
Secondly, with the implementation of reform and open policy since 1978, the land use right and
housing provision system gradually transformed to market orientation and the property value
began to be stated in established and amended laws and regulations. Initial development of real
estate industry was facilitated by marketization and privatization process. Then since 1990s when
urban (re)development expanded, there was a booming of urban housing demolition and
household relocation and a corresponding increase of compensation practices, while there was
little controversy about these issues. Financial compensation measure, that is to say monetary

compensation, was legitimized in the first specific regulation in terms of removing and relocation
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issues, which was appraised based on estimated market value. Finally since 1998, the
compensation system and policy has adjusted to deal with growing tension between relocated
residents and government and developers, which places more emphasis on protecting private
property right from being infringed. During this period, monetary compensation and off-site
relocation have been increasingly preferred by governments and developers for its facilitating
impacts on demolition and relocation projects. Constitutional governing grounds for demolition
and relocation administration, improving legal system to protect property right and
people-oriented development perspective with emphasis on establishment of harmonious society
are three major prospective contexts for urban housing demolition and household relocation
system and policy in China. The lately issued Regulation on the Expropriation of Buildings on
State-owned Land and Compensation explicitly states for the first time that compensation should
be made for removal and temporary settlement resulting from housing expropriation and loss of
business or production suspension resulting from housing expropriation besides already
legitimized compensation for value of demolished housing. However, there is still a lacking of
specific rules and diversity of compensation measures in terms of how these social implications

should be dealt with.

3. What are the categories of local compensation practices and predominant expressions

of social impacts involved in these cases?

This research seeks to divide compensation practices in China into two categories: sudden
wealth by compensation and forced demolition. Based on the classification, 6 cases happening in
six major cities where urban (re)development is accelerating are chosen to explore the
expressions of social impacts resulting from 8 types of social change variables.

General introduction and specific compensation measures and standards are given as
contextual backgrounds of each case. Even though some scholars criticize less effectiveness of
non-financial measures in urban redevelopment, property right exchange measures still take a
large portion in China’s practices. Compared to completely in-kind housing compensation,

assigned relocation housing property right exchange with different forms of monetary
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compensation as financial grounds hopes to trade off the advantages and disadvantages of each
compensation form. The actual social outcomes will depend on the specific standards and
implementation process.

In sudden wealth by compensation cases, social impacts by changes in personal and property
rights and people’s way of life are most predominant, while in the forced demolition cases
changes of personal and property rights as well as political (legal) system are also having
significant impacts on relocated householders. With regards to sudden wealth by compensation
cases, on one hand the large sum of monetary and housing property exchange compensation at
least prevent life quality of relocated households from decreasing and further improve it to a large
extent, and on the other land also give rise to adverse impacts such as unwise consumption values
and show-off trends. The socio-cultural structure of urban villages explains the importance of
traditional life style, culture and community in residents’ values. As for forced demolition cases,
the underpaid compensation is economic reason why these residents are unsatisfied with the
standards and strongly against with these demolition and relocation projects, while the conflicting
rules in terms of compensation implementation account for residents’ doubts about rationality and
legality of demolition and relocation projects and in some cases consequently social resistance,
leading to improvement of legal and political system.

These expressions also give insight on what should be paid more attention when analyzing
social impacts on relocated households for future practices. Based on these expressions, a
predicting framework which indicates specific types of social impacts needed to be considered is

established as an empirical tool.

4. How to apply concepts of SIA in future urban housing demolition and household

relocation compensation practices?

Vanclay (2005) proposes a four phase framework. It is adopted as doing-by-learning and
learning-by-doing guideline for SIA application in urban housing demolition and household
relocation compensation practice.

Identifying and understanding the issues associated demolition and relocation practices
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In this phase, a comprehensive understanding of the knowledge and context in terms of
urban housing demolition and household relocation compensation are necessary. Then,
stakeholder scoping could be made to understand the relationship between stakeholders especially
with relocated residents who are becoming weaker side in practices. Retrospect and comparative
study with other practices could also contribute to identifying a wider range of social impacts.
Some problem structuring methods such as SODA (Strategic options development and analysis),
SSM (soft system methodology), etc, could be applied to deal with compensation practices in
characteristics of multiple actors, perspectives, conflicting interests and uncertainties (Mingers
and Rosenhead, 2004).

Projecting and predicting of likely impacts from compensation policy from different
aspects of measure, standard, procedure and others

The predicting framework (an example proposed in the last of chapter 4) is to give insight on
what social impacts by compensation policy need to be paid attention to. Issues learning process
helps SIA conductors to give priority to more influential impacts such as dissatisfaction of
compensation standards, favor of old community and less belonging to new community, while
also giving sound consideration to less influential ones. In this process, practical projection and
predicting methods based on the characteristics of each type of social impacts, should be adopted
to anticipate the possible impacts before mitigation/enhancement measures implemented as
baseline measure. For instance, statistical forecasting could be made to estimate the prospective
housing price, compared with which the extent of impacts by monetary compensation is
manifested, and scenario measures could be applied to predict the plausible development path of
new community. Along with predicting process, evaluating and monitoring indicators on the
principle of SMART would be put forward to be used in the last phase.

Developing proactive strategies to manage social impacts

After predicting the possible impacts, proactive mitigation/enhancement strategies should be
established to maximize or minimize the positive and negative impacts by compensation. These
strategies could be implemented as additional terms in compensation policy with regulatory

obligations to improve the effectiveness and efficiency. Projecting and predicting measures are
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also applicable in this phase to predict residual impacts after strategies.
Developing evaluating and monitoring programs to identify unexpected social impacts

Evaluating and monitoring programs are also important for policy analysis as a reflective
process (Dunn, 2007). In this phase, indicators established in phase 2 are evaluated and monitored.
Two comparative studies can be taken. Firstly, the difference between predicted possible social
impacts without mitigation/enhancement strategies implemented and actual social impacts after
mitigation/enhancement strategies implemented can reflect the effectiveness of strategies.
Secondly, the second the difference between predicted possible and actual social impacts both
after mitigation/enhancement strategies can reflect the performance of strategies implementation

process.

5.2 Recommendations

After exploring urban housing demolition and household relocation compensation policy and
system in China and focusing at the cases in more developed cities in particular, it becomes clear
that social impacts by compensation have become increasingly contentious in practices. Some
suggestions could be made.

As personal and property right is still the major concern by relocated households, more
comprehensive compensation measures and standards are expected provided for them to choose
the most proper ones. The compensation mechanisms should manifest the principle of equity.
Neither should it be overpaid for relocated households leading to a show-off life style, nor should
it be underestimated and not able to guarantee their current life quality. Therefore, uniform
compensation standards and measures at the national level are not applicable.

Community-based approach could contribute to deal with the impacts by changes of
people’s life as it will reflect the actual requirements by relocated households and their feelings
about compensation practices, and therefore drawing on local knowledge potential social
resistance would be reduced. Some community organizations could also play an active role as
service subjects in compensation practices to speak for themselves.

Negotiation process should also be strengthened in the policy making as well as
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compensation implementation in which political procedure and legal system could be improved.
Balancing legal rights of relocated stakeholders and objectives of urban (re)development is
important. Effective supervision mechanisms would be necessary to avoid speculative and
corruptive behaviors especially between government and developers.

In the end, the evaluating and monitoring phase of SIA process should also paid more
attention as it contributes to the empirical case study for other comparative analysis for social
impacts involved in urban housing demolition and household relocation compensation practices.

The conclusions and recommendations hope to make a contribution to ensuring social equity
and justice by making reasonable compensation measures and standards based on current
compensation system and policy, and social stability and order by alleviating increasing social
tensions especially between relocated households and other stakeholders according to the
predominant social expressions in practices, with the purpose of promoting harmonious

development of society.
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Appendix 1

List of major Internet recourses on social impacts by compensation practices

Sudden wealth by compensation:

Appendix

Place of compensation

practice

Resource type

Website link

Dawangjing, Beijing

Newspaper Beijing News http://news.sohu.com/20100519/n272199100.shtml
People 5 daily http://www.rmlt.com.cn/News/201107/201107071317353121.html
Beijing Morning News http://beijing.aifang.com/news/2011-05-10/88791.html

Netnews Xinhua Net http://news.xinhuanet.com/politics/2011-07/05/c_121626261_2.htm

http://finance.people.com.cn/GB/11648606.html

Caixing Online

http://english.caing.com/2010-04-29/100139899 1.html

Video interview

CCTV

http://news.sohu.com/20101123/n277831298.shtml

Xintang, Guangzhou

Newspaper Guangzhou Daily http://qingyuan.people.com.cn/GB/14748/12480245.html
Information Times http://news.dichan.sina.com.cn/gz/2010/07/13/184134.html
New Express http://news.xkb.com.cn/fangchan/2009/0827/9190.html

Netnews BWCHINESE http://www.bwchinese.com/article/1012433_2.html

Forum Daxingtang http://www.daxintang.com/thread-16567-1-1.html

Video interview | TVS http://v.ku6.com/show/z0Wg-eHg282jhZ7G.html
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http://www.bwchinese.com/
http://www.daxintang.com/thread-16567-1-1.html
http://v.ku6.com/show/z0Wg-eHg282jhZ7G.html

http://v.youku.com/v_show/id XMjAWODU4NDEy.html

Gangxia, Shenzhen

Newspaper Shanghai Securities News http://news.dichan.sina.com.cn/2009/12/26/103022.html
Shenzhen Special Zone http://sz.focus.cn/news/2009-01-04/600258.html
Daily
National Business Daily http://biz.cn.yahoo.com/09-11-/137/ujso.html
Southern Metropolis Daily http://money.163.com/09/1027/09/5MKFJS14002534NU.html
Netnews Shenzhen Real Estate http://www.louhome.com/news/news/ms/13415.html
Information
Forum CNTV BBS http://bbs.cntv.cn/thread-14725216-1-1.html
SOUTHCN http://bbs.southcn.com/thread-579021-1-1.html
Video interview | OTV http://video.sina.com.cn/p/news/s/v/2009-11-05/213160426972.html

Forced demolition:

Place of compensation

practice

Resource type

Website link

Minhang, Shanghai

Newspaper Xinmin Evening News http://news.dichan.sina.com.cn/2009/11/29/90954.html
Chongging Evening News | http://news.sohu.com/20091123/n268381981.shtml
Today Morning News http://news.sohu.com/20091123/n268385196.shtml
Blog Boxun Blog http://blog.boxun.com/hero/200911/youpaiershi/l_1.shtml
Magazine Caijing Magazine http://magazine.caijing.com.cn/2009-12-21/110341595.html

Video interview

CCTV

http://www.youmaker.com/video/sv?id=d40b5f7116a04814b0817755f93b
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http://www.youmaker.com/video/sv?id=d40b5f7f16a04814b0817755f93b9192001

9192001

Meihuli, Tianjin Newspaper Guangzhou Daily http://qingyuan.people.com.cn/GB/14748/12480245.html
Netnews Tianjin Net http://tj.house.163.com/news2/100904/1/698251-1.shtml
Forum Soufun BBS http://tjbbs.soufun.com/1110145863~-1~1224/79487847 79487847.htm
Local Government http://liuyan.people.com.cn/viewthread.php?tid=492775&extra=page%3
Message Board D1
http://liuyan.people.com.cn/viewthread.php?tid=538410&extra=page%3
D31
Ifeng BBS http://bbs.phtv.ifeng.com/viewthread.php?tid=5116202&extra=page%3D
1
Blog Sina Blog http://blog.sina.com.cn/s/blog_4a4325550100j60g.html
Badahu, Qingdao Newspaper Peninsula Metropolis http://qd.focus.cn/news/2010-04-09/901412.html
Daily
Qingdao Morning News http://house.focus.cn/news/2010-04-07/898837.html
Netnews Bandao Community http://club.bandao.cn/showthread.asp?boardid=20192&id=1222818
http://club.bandao.cn/showthread.asp?boardid=20192&id=1205719
Canyu Net http://news.boxun.com/news/gb/china/2010/05/201005230647.shtml
Forum Pingdu BBS http://bbs.pingdu.gov.cn/dispbbs.asp?boardid=11&1d=66932
Forum China http://forum.china.com.cn/thread-682918-1-1.html
Ifeng BBS http://bbs.ifeng.com/viewthread.php?tid=4588392&extra=page%3D1
Video interview | CCTV http://news.cntv.cn/china/20100612/103178.shtml
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