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Abstract

:

With the transformation of industry in China, and industrial production changes from an incremental economy to a stock economy, a massive renovation of industrial buildings and intensification of renovation conflicts coexist. Industrial building renovation conflict seriously affects industrial building renovation. Based on the Grounded Theory, this paper selects Ningbo City as the research area and builds the “interest–situation–conflict” model through investigation and interview, exploring the reasons for conflicts and the influencing factors of industrial building renovation. Situational factors for three types of conflicts, namely, government–residents, government–enterprises, and residents–enterprises, are greatly affected by policies and systems, supervision and feedback, and different standpoints, respectively. Based on the “interest-situation-conflict” model, this paper analyzes the reasons for the conflicts among government, enterprises, and residents and puts forward countermeasures to solve nimby (not in my back yard) conflict, compensation conflict, development conflict, goals conflict, financial conflict, participation conflict, and conflict of interests and rights, so as to promote the renovation of industrial buildings.
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1. Introduction


Many countries are undergoing a transition from an incremental economy to a stock economy, where brownfield industrial building renovation is an important part of economic transformation and a research hotspot of global inefficient land redevelopment [1]. In the process of transformation, with the adjustment of industrial structure and the development of urbanization, many industries in the city have transferred to the suburbs of the industrial zone. As the original industrial zone is usually located close to the city center, it is necessary to redevelop the buildings on the urban brownfield sites. Post-industrial areas have been created as the main body to stimulate urban vitality. For the needs of warehouse management, we are observing the process of absorption of suburban areas for warehouse management purposes. It should be noted that the above processes, with varying intensity, have been observed in European countries for many years. There is a process of reduction and disappearance of industrial activity near the city center [2]. Post-industrial development projects are being contracted by residential developers, while economic development zones are being created in industrially concentrated suburbs. This process is known as the revitalization of post-industrial areas, and in warehouse economic activity areas are described as areas where local resources are used more efficiently [2]. However, there are many challenges with industrial building renovation [3]. From a global perspective, the return of transnational corporations has led to a decrease in foreign direct investment. From the national or regional point of view, the growing conflicts between industry, population, resources, government finance, and urban renovation funds will be seriously affected. These aspects will result in a reduction in funding sources for industrial building renovation. Currently, the regulation and exploitation of industrial buildings in China is still in its infancy stage, and some risks exist in technology, economy, management, policy, and law. Xu et al. [4] pointed out that mature modern technologies such as prefabrication and assembly have reduced the marginal cost of semi-industrial and industrial construction and provided a more economically viable option for industrial building renovation. Prioritizing the effective development of industrial buildings remains a challenge, given environmental, economic, and social constraints. Liu et al. [5] pointed out that the purpose of evaluating the value of industrial heritage restoration projects is to effectively use green technology, reduce construction cost, protect industrial heritage, and inherit historical culture. Furthermore, there are many uncertain factors in the development process of these projects, such as brownfield pollution, house dilapidation, etc. Appropriate transformation strategies can maximize the value of heritage and minimize potential safety hazards. The process of industrial building renovation involves many interest-related groups, such as the government, developers, polluting enterprises as well as community residents, so it is certain that conflicts will occur [6]. It is necessary to analyze the reasons and influencing factors for conflicts to lessen the barrier and reconcile the interests of different groups.



Scholars have carried out much research on the renovation of old industrial buildings, involving value assessment, interest-related groups, environmental factors, laws, and policies of renovation. Tian et al. [7] proposed that in the decision-making stage of industrial building renovation, a reasonable vulnerability analysis should be conducted on the old industrial zone. In China, industrial buildings could be dated back to the construction of some highly polluting industrial enterprises 50 years ago or earlier during the “Great Leap Forward”. Most factories were built in or around the city because early industrial planning did not emphasize environmental factors. Industrial building pollution was serious because of extensive management and imperfect environmental protection measures [8]. With the improved public awareness of the environment, problems of China’s brownfield building control started to be known by the public. The strong development of the real estate market has become an important driving force for industrial building renovation to a large extent. But industrial building renovation faces up to great social group risk [9]. On the one hand, there is the contradiction of control stakeholders in industrial building renovation. In other small and medium-sized cities, the government and the public have little knowledge about industrial buildings. Meanwhile, the cost of industrial building renovation is also too high to be subsidized by real estate development. This leads to conflicts between government and real estate developers in terms of industrial building renovation costs [10]. On the other hand, there is a conflict between interest stakeholders in industrial building renovation. The absence of law, the chaos of the market, difficulties of public rights protection, and a series of problems will make the government, developers, and the public fall into conflicts of interest, causing a severe problem that impedes the sustainable development of Chinese cities. International research on the types of conflicts in the renovation of industrial buildings focuses on conflicts between government and residents, between government and enterprises, and between residents and enterprises [11]. Clarifying the relationship between stakeholders is the basis for clarifying the types of stakeholders. Yang et al. [3] argued that developers (traders or investors) and government agencies (such as companies, environmental agencies, or regional development agencies) were interdependent, form a certain alliance through the economic interests or other relationships, and introduce other actors into the development process to make joint progress in the process of industrial building renovation. On the contrary, Zhou et al. [4] pointed out that interest stakeholders had conflict in their pursuit of different interest preferences in the process of industrial building renovation.



This study aims to reveal the root causes and situational factors for conflicts and to clarify the relationships between stakeholders in the process of industrial building renovation. The research of this paper is helpful in solving the problems of industrial building renovation. Firstly, China’s special land ownership system and the dual structure of land administration have resulted in the particularity of certain stakeholder identities and the uniqueness of the root causes of conflicts in the process of industrial building renovation across China. Based on China’s environment, this paper proposes conflict resolution measures for industrial building renovation. Secondly, resolving the conflicts of interest among local governments, polluting enterprises, developers, and community residents in the process of industrial building renovation can effectively curb a series of serious environmental problems. Therefore, gaining insights into the root causes of conflicts is of great significance to resolving the conflicts of interest between stakeholders and promotes scientific approaches to industrial building renovation.




2. Literature Review


2.1. Industrial Building Renovation


Scholars have summarized different concepts of industrial building renovation by the practice. For example, Tokede et al. [12] defined it as any construction that was not fully exploited and used. Wedding et al. [13] argued that industrial buildings were created by the abandonment of industrial sites due to socio-economic changes and poor industrial performance. There are many classification methods for building types. According to the nature of the use of buildings, they can be divided into productive buildings and non-productive buildings. Non-productive buildings include civil buildings, which are specifically subdivided into residential buildings and public buildings while productive buildings include industrial buildings and agricultural buildings. In terms of the form of buildings, they can be divided into residential buildings, public buildings, agricultural buildings, and industrial buildings. According to the height of buildings, they can be divided into the underlying or multistorey civil buildings, high-rise civil buildings, and high-rise buildings (Unified standard for civil building design GB50352-2019). Industrial buildings are buildings that provide workplaces for production products that meet the needs of production activities, including production buildings, auxiliary production buildings, power buildings, storage buildings, transportation buildings, etc. [14]. Civil buildings refer to non-productive residential buildings and public buildings, including residential buildings, office buildings, kindergartens, schools, canteens, theatres, hospitals, hotels, exhibition halls, shops, and stadiums [15]. Agricultural buildings refer to buildings used for agricultural and animal husbandry production and processing, including greenhouses, livestock and poultry farms, food and feed processing stations, agricultural machinery repair stations, etc. [16]. Compared with other building types, the production process of industrial buildings is complex and diverse. In terms of design coordination, use requirements, indoor lighting, roof drainage, and building structure, it has the characteristics of production process demand, waterproof and drainage structure complexity, equipment and pipeline installation and construction complexity, heavy structure bearing, heavy load, large open space and large width [17]. It can be seen that compared with other building renovation, industrial building renovation is a complex project involving the problems of capital, environment, and technology, especially the conflict between different interest groups, which hinders the transformation of industrial buildings.



Many studies focus on the discussion of interest-related groups. Rizzo et al. [18] divided the interest-related groups into several parts, including the government agency, local authoritative agency, landowners, developers, community residents, contractors, financial institutions, news media, and inquiry agencies, etc. Ongpeng et al. [19] rearranged the categories of stakeholders into five groups of stakeholders with similar characteristics, including site owners, authorities, problem holders, service providers, the scientific community, and research. Yang et al. [3] believed that stakeholders of industrial building renovations include elected officials, investors, developers, private business owners, lawyers, environmental professionals, private practitioners in multiple fields, community representatives, and university experts—essentially anyone interested in reviving a volatile region. However, Glaser et al. [20] believed that the main interest-related groups are the city government, industries that cause pollution, developers, and local community residents, among which the local residents take the least active part because they know little about the price evaluation of the industrial buildings and they care little about it. In addition, in the process of renovation, different interest-related groups will have conflicts because of interest. [21] Increasing interdependence among stakeholders has led to conflicting interactions as one of the most important causes of difficulties in industrial building renovation. However, Mutula [21] stressed that stakeholder groups or their interests may change during the project and renovation phases. Therefore, stakeholder analysis should be repeated at each stage, or when (significant) changes occur, such as boundary conditions or participants. Industrial building renovation conflicts are also affected by other stakeholders, such as local government, environmental associations, environmental remediation companies, etc. [22].



Furthermore, studies on environmental factors cannot be neglected, as buildings are always a mixture of physical, chemical, and biological land attachments [23]. Buildings have a cooling effect on the microclimate of a city and their renovation can lead to urban densification and a loss of cooling effects [24]. Soil metal pollution in buildings has also caused great concern for the environment and public health [25], so the renovation of buildings will always lead to environmental risks. Therefore, many documents have proposed measures for building restoration from a technical perspective. For example, Li [26] put forward the regulation mode for polluted buildings and its technical and economic analysis based on environmental risks. To mitigate environmental risks, Gontia [27] studied the coarse-scale (herbs, shrubs, and forests) beta trajectories in urban buildings. To lower the environmental risk, it is necessary to restore the buildings before the renovation. The technology for building restoration can be divided into phytoremediation, physical remediation, chemical remediation, and bioremediation [8]. However, Wu et al. [28] and Desouki and Feng [29] assumed that compared with traditional metal-contaminated chemical–physical remediation methods, phytoremediation plant stabilization technology is cost-effective and environmentally friendly.



Moreover, studies on renovation laws and policies prevail. For instance, Diaz-Lopez et al. [30] and Kris et al. [31] analyzed that the government should improve laws concerning the economy and environment from a macro perspective in order to promote the renovation of industrial buildings. As a result, financing has been a major challenge for many countries in addressing industrial building renovation. Many studies have made suggestions on financing issues. For example, Albrecht and Hamels [32] explored government funding, insurance claims, and cost recovery of initial polluters are the three financial mechanisms of industrial building renovation. Sroka [33] examined, as a result of lessons learned in other jurisdictions, how “tax incremental financing” has become an effective tool for promoting the renovation of industrial buildings. Although most of China’s brownfield industrial building renovation is mainly funded by the government, public-private partnerships (PPPs) may be an important and effective way to finance future industrial building renovation projects [34]. In addition, Lind et al. [35] pointed out that industrial building renovation policies should focus on market-oriented incentives such as indirect incentives, gap funding, etc. Petr Klusáček et al. [36] believed that good governance is a broad-based, inclusive strategy with economic resources to maximize its potential for industrial building renovation. Blokhuis et al. [37] proposed a new maintenance structure, focusing on the long-term strategic goals of various buildings, and made short-term adjustments when new information appeared. Attolico [15] proposed the implementation of a “community resilience” policy in territorial planning, applying it to local and urban planning and strategic actions by introducing risk mitigation directives and recommendations to enable local actors, the private sector, and the community itself to participate in the implementation of resilience. This represents a transition from a standard-based regulatory system to a performance-based system under which environmental, financial, and other risks can be effectively assessed [38].



However, there are few laws about industrial building renovation in China [39]. Based on the practical experience of the UK, VanFleet et al. [40] proposed suggestions for improving the management of contaminated land in China from the aspects of legislative and policy framework, regulatory structure and capacity, technical methods, and incentive measures for the reuse of contaminated land. Policies concerning industrial building renovation should not only be established from the land disposition but also from the intensive use of land. To sum up, nowadays, scholars both at home and abroad focus their research of industrial building renovation on the following four aspects. (1) The role of interest groups: stakeholder groups have conflicts due to different interests, which hinders the renovation of industrial buildings. (2) Environmental impacts: the renovation of buildings will always lead to environmental risks, including urban densification, the loss of cooling effects and soil metal pollution, etc. (3) Policies and laws: the policies on the economy, environment, financing issues, market-oriented incentives, and strategic plans should be improved.



Most studies have concentrated on the experience of developed countries. As China is still a developing country where industrialization and urbanization started late, the studies on industrial building renovation are not sufficiently profound. Few extant studies concern the reasons for the conflicts in industrial building renovation. Notably, analysis of the causes of industrial building renovation in China points to a growing conflict between a global perspective (reduction in foreign direct investment due to the return of multinational corporations) and a national or regional perspective of industry, population, resources, government finance, and urban renewal funding. It is of great value to study the different types of conflicts in the reconstruction of industrial buildings for global or regional development in the post-industrial era.




2.2. Types of Conflicts in the Process of Industrial Building Renovation


A conflict is a natural and normal discord in which the aims, goals, and values of different individuals or groups are incompatible. Individuals or groups will inevitably obstruct others from achieving their goals [41]. Industrial building renovation stakeholders refer to individuals or groups that are influenced or exert influence in the process of industrial building renovation. These individuals or groups include both contemporary and future generations. Stakeholders include supervisor groups (government) such as the Ministry of Land and Natural Resources, and local governmental authorities, supervised groups (enterprises) such as land developers and polluting enterprises, and social supervisory groups such as local community residents, etc. [27]. Some scholars summarize the types of conflict as relational conflict, status conflict, process conflict, and task conflict. These conflicts involve incompatibility in identity, ideology, values, how roles and responsibilities should be assigned, etc. [23]. Santos et al. [42] argued that property conflict, resource conflict, and development conflict are the three main conflicts in industrial building renovation. In summary, different stakeholders, including government, enterprises, and residents, pursue different interests in industrial building renovation, leading to three types of conflicts: conflicts between government and residents, conflicts between government and enterprises, and conflicts between residents and enterprises.



Firstly, some studies centered on conflicts between government and residents, including nimby conflict, responsibility subject conflict, and compensation conflict. Nimby (short for “not in my back yard”) refers to public opposition to the construction of certain public facilities in urban development. Nimby conflicts arise from local residents’ different perceptions of the benefits and losses brought about by the development of certain projects. While nimby facilities benefit the wider public, they can have negative environmental, health, safety, economic, and social impacts on nearby communities [43]. Empirical research shows that the existence of nimby conflicts makes residents distrust local government [44]. Key issues include public participation, environmental assessment, and the gap between policy development and rapid urban growth. Public opposition to nimby facilities was stoked by tough stability measures [45]. Wolfram et al. [46] have observed that the public protests targeted decision-making bodies, not industrial building renovation projects. In explaining the institutional cause of industrial building renovation conflicts in China, XIN et al. [47] stated that the weakened functions of the work unit and the communities’ design have resulted in community residents protesting industrial building renovation facilities around their communities against the local government, rather than against their work unit. Residents and local government often have gaps in compensation goals [28].



Secondly, some studies explore the conflicts between government and enterprises, including goals conflict, governance responsibility conflict, and financial conflict. There is a conflict between enterprises’ goal of developing resources and government’s requirement of realizing public interest [15]. The environmental conflict between government and business is most intense [48]. As rational economic individuals, to maximize their interests, land developers attempt to obtain huge profits from industrial building renovation. Meanwhile, they are worried about the potential risks arising from pollution under government’s environmental policy regulation [30]. Polluting enterprises are makers of polluted buildings. With the principle of “Whoever causes pollution should make compensation”, polluting enterprises are duty-bound to bear the industrial buildings pollution compensation and renovation expenses. However, if polluting enterprises are not identified or go bankrupt, funds for industrial buildings’ pollution control and renovation expenses are a hard nut to crack [49]. Wright et al. [50] argued that land trusts and land banks could help enterprises solve the funding problem of industrial building renovation, mitigating financial conflict between government and enterprises in industrial building renovation.



Finally, other studies concern conflicts between residents and enterprises, involving participation conflict, conflict of interest, and scheme conflict. According to findings by Healey [51], many of the industrial building renovation projects implemented by enterprises were completed based on opinions and suggestions from technical experts without sufficient community residents’ participation. He also stressed the need to strengthen the community residents’ awareness of participation in future renovation planning. Public participation in the urban planning process is needed for the renovation of buildings [52]. In the renovation of cultural tourism buildings, local residents want to get more benefits, and tourism developers want to get the greatest benefits, which creates a conflict of interest [53]. Some residents who opposed the compensation offer allied themselves to increase their influence as authorities. They expressed distrust of Yitian, a real-estate company, on posters posted at key locations in Mutoulong, a residential place. The developer-led approach has led to the segregation of cooperation and conflict amid heavy financial investment [37]. As the company’s operating model uses urban practices and technology, and the spatial configuration of the area is urban infrastructure and services, this has triggered new conflicts in the daily lives of rural residents.



Scholars carried out extensive research on stakeholders’ conflicts in industrial building renovation. From the above-mentioned studies, stakeholders are the key to handling industrial building renovation. Research on stakeholders’ participation in industrial building renovation is becoming more and more important, such as stakeholders’ conflict and cooperation, and interest distribution. This shows that industrial building renovation seems to be moving toward a “people-oriented” direction. However, it seems that few scholars pay attention to the reaction of residents during and after the renovation, such as the impact of outdoor elevators in stagnation on residents living at the bottom. Therefore, we can further study the true feelings of the residents during and after the transformation. In addition, most scholars analyze the types of conflicts from one aspect, without considering the conflicts among government, enterprises and residents synthetically. As industrial building renovation involves different driving factors, the root causes of conflicts among stakeholders still need to be ascertained. By means of analyzing the inherent logic of the conflicts in industrial building renovation, these conflicts can be practically resolved.





3. The Process of Conflict Model Building


3.1. Definition of Conflict Types


The conflicts in this study refer to those in the renovation of industrial buildings, mainly including three types of conflict subjects: namely government, residents and enterprises. There are three conflict situations among the three types of conflict subjects, including policies and systems, supervision and feedback, and different standpoints. In different conflict situations the specific conflict is different. The conflicts between government and residents include nimby conflict, compensation conflict, and development conflict. The conflicts between government and enterprises include goal conflict and financial conflict. The conflicts between residents and enterprises include participation conflict and conflict of rights and interests. Different types of conflicts will be affected by different factors, such as interest demand, policies and systems, supervision and feedback, standpoints and so on.




3.2. Materials and Methods


3.2.1. Study Area


This paper takes Ningbo City as the research city, as shown in Figure 1. In 2018, the Ningbo Municipal People’s Government issued the “Implementation Opinions on Promoting the Work of Urban Organic Renovation”. Ningbo’s urban renovation is at the forefront of the country. Its urban renovation focuses on improving urban quality and creating a “coastal metropolis”. Guangdong Province has carried out urban renovation earlier and has certain reference significance, but its urban renovation is more inclined to the market-oriented model dominated by the public. Although this model is applicable in Guangdong Province, it is difficult to promote in the whole country. Government-led and market-involved renovation models might be more suitable in other provinces in China. Ningbo urban renovation mainly takes a government-led and market-involved model, which is more suitable for China’s present situation and easy to spread to the whole country. Ningbo takes the comprehensive improvement of the whole land space as the starting point to promote the renovation of industrial buildings and improve the quality of the city. Therefore, Ningbo is more representative when discussing multiple stakeholders.




3.2.2. Data Source


The relevant variable category, the chart for measurement, and the theory model need to be explored concerning the reasons for the conflicts between the interest-related groups in the industrial building renovation process. From the investigation, most people did not have a good understanding of the brownfield buildings. Therefore, designing a structured questionnaire for the public could not get satisfactory results. This study adopted a non-structured questionnaire and got first-hand material from the interviewees, and the qualitative research method is used to explore the reasons for conflicts model in the industrial building renovation. We use stratified sampling and random sampling to select areas. First, we use stratified sampling to select different administrative regions according to the ratio of GDP per area to per capita income. Then, we used the random sampling method to choose government officials and community residents in selected districts and counties for interviews. The community residents are those people who live near the industrial buildings, including those who always pass by the place, as they can give direct experience and they are the most easily contacted people and most influential group in the face of fierce conflict. The selection of samples in this paper mainly considers the following three aspects: (1) industrial building renovation occurs in the distribution range of the study area. The renovation areas of industrial buildings in Ningbo are mainly distributed in Fenghua district, Jiangbei district, Yinzhou district, and Xiangshan county. (2) This paper focuses on the conflict of interest between different groups in the transformation of industrial buildings; therefore, when selecting typical samples, the selected samples should be related to the transformation of industrial buildings. (3) At the same time, the selection of typical samples also conforms to the methods and requirements of statistics and Grounded Theory. According to the above principles, the investigation samples were Fenghua district, Jiangbei district, Yinzhou district, and Xiangshan county. We selected 7 government officials, 8 enterprise managers, and 33 community residents to conduct in-depth interviews which lasted about 1.5 h of interviews per person, and obtained a large number of initial data. Through field research and interviews, we understand the reasons and influencing factors behind the conflict of industrial building renovation, and obtained 48 valid samples, as shown in Table 1.




3.2.3. Grounded Theory Approach


The perception of industrial building renovation conflict is a subjective feeling. It is not easy to accurately measure the influencing factors and reasons for industrial building renovation conflict by quantitative methods. Therefore, the qualitative research method is more popular. This paper adopts the Grounded Theory qualitative research method. Grounded Theory was developed by Glaser [20] and is a research method aiming at applying informative materials to building substantive theory from the bottom up. It follows the main idea of carrying out induction, deduction, comparison, and analysis through scientific logic, spirally and gradually upgrading the abstract level of concepts and their relationships to ultimately develop a specific theory. According to Glaser’s relevant works, the research process of classical Grounded Theory is divided into four stages: generating research questions, data collection, data processing, and theoretical construction [20]. In the process of generating research questions, the classical Grounded Theory emphasizes the natural emergence of research questions; that is, researchers must enter the research situation with a general and vague interest in a certain aspect of the problem at the beginning of the research, and naturally discover and propose research questions in the observation of the situation and the interaction of different subjects in the situation. In the process of data collection, the sampling method of the classical Grounded Theory is a theoretical sampling; that is, the sampling and data collection of the next research conducted by the researchers is guided by the concepts, categories, or theories formed in the research process. In the process of data processing, open coding and selective coding are conducted. In the process of theoretical construction, theoretical coding is conducted. Different from the general theory, Grounded Theory does not make logical deductions by reasoning assumptions pre-set by research personnel in advance but rather makes deductions and analyses based on materials. Theoretical abstraction points are not only derived from sentences and dialogues in materials but also are derived from abstract overviews, which comply with strict scientific principles and retain a certain degree of flexibility in terms of methodology.



This paper adopted Grounded Theory for the technical study. It is hard to put forward relevant theoretical hypotheses before investigation. It is through investigation that we could get some original material to sum up the concepts and refine the core category, and then explore the relationship between these concepts and categories to form a theoretical hypothesis. The operating procedures of Grounded Theory generally include five steps: generating concepts from materials and entering materials step by step; continuously comparing materials and concepts, systematically exploring generative theoretical issues related to concepts; developing theoretical concepts and establishing connections between concepts; theoretical sampling and systematic encoding of materials; constructing the theory, and striving to obtain density, variability and high integration of theoretical concepts. In this process, the core operation is to make clear the scope of materials through open encoding, principal axis encoding, and selective encoding, and to identify the nature of such complicated and intertwined essential relationships between scopes. The research methods mainly include open encoding (first encoding), principal axis encoding (second encoding), and selective encoding (third encoding).



Among them, open encoding is a process for decomposing, verifying, comparing, conceptualizing, and categorizing materials. Principal axis encoding is a process for linking various scopes derived from open encoding together through a typical encoding model, i.e., “causality condition—phenomenon—context—intermediary condition—action interaction strategy—result”. Selective encoding is a process for selecting core scope, systematically connecting it with other scopes, verifying the relationship between them, supplementing, and standardizing such scopes that have not been fully conceptualized yet. The study will adopt the research technology to construct the mode of the reasons for conflicts in the renovation of industrial buildings, and in the process of material analysis, the theoretical hypothesis will be amended constantly until it is theoretically saturated. The procedures are shown in Figure 2:





3.3. Model Building Based on Grounded Theory


3.3.1. Open Encoding


Open encoding means to encode, label, register, and analyze the first-hand materials word by word, conceptualize those materials and further categorize them. In order to avoid subjective prejudice, this paper labeled the original words of those interviewees and tried to dig out the original concept. According to the above-mentioned methods and procedures, 660 original sentences have been selected and some initial concepts have been extracted. As the number of initial concepts is too large, the contents are various, and some are repeated, the initial concepts that appear less than three times and those contradictory concepts are deleted. Then the initial concepts are categorized into 15 categories. Category construction is mainly through induction and summary, bottom-up analysis of the collected data. Category construction is also a dynamic process of continuous comparison. Researchers constantly compare data with data, theory with theory, and then extract relevant categories according to the relationship between data and theory. At the same time, researchers need to maintain a certain sensitivity to the theory to help discover concepts that can express data content more concisely. Table 2 shows the process of conceptualization and categorization of the reasons for the appearance and influence of conflicts in the renovation of industrial buildings.




3.3.2. The Principal Axis Encoding


After the open encoding, the abstract summary of first-hand material is completed and some independent categories are obtained. The relationship between different categories should be studied in detail. The principal axis encoding is to provide a clustering analysis after discussing different relationships and finding out their potential relevance in establishing the relationship between the main category and subsidiary category. This study analyzes the possible relationship between different initial categories in open encoding and explores the internal logical relationship between the 15 initial categories that affect the conflict of industrial building renovation. In the process of principle encoding, we always paid attention to maintaining the strictness and mutual exclusion of the initial category relationship. Through refinement and grounded analysis of the 15 initial categories obtained in open encoding, the potential logical relationship between the 15 initial categories that affect the conflict of industrial building renovation was clarified again. Finally, 15 initial categories are integrated into the logical relationship of the 4 main categories, as shown in Table 3.




3.3.3. Selective Encoding


Selective encoding extracts and obtains the core category from the main category, explores the relationship between the core category, the main category, and the subcategory through the “story line”, and gives a clear structure. Thus, the new theory model for the research object will be built. Table 4 shows the typical relational structure of the main categories.



After research analysis, this paper confirmed that the core categories are the reasons and influencing factors for the conflicts in the renovation of industrial buildings, and surrounding this core category, the “line of the story” is summarized as the influence, which is brought by the 4 main categories, namely, interest contradiction, different standpoints, policy and system as well as supervision and feedback. The interest contradiction is the principal reason which forms the motivation factor of conflicts. Different standpoints, policy and system, along with supervision and feedback reconcile the benefit and contract with the former as subjective situational condition, with the latter two as the objective situational condition. Based on the line of the story, a new model for the reasons and influencing factors of the conflicts in the renovation of industrial buildings is built, which could be briefly referred to as “interest–situation–conflict” model, as shown in Figure 3.




3.3.4. Saturation Test


Grounded Theory research is a process of drawing conclusions after sufficient theory appears in the data. Data is saturated when data collection is no longer conducive to describing the object being studied. In this study, eight community residents were randomly selected for the saturation test, and their original interview data were randomly selected for open coding, principal axis coding, and selective coding. In the process of analyzing the original data, there is no new main category and core category, indicating that the reasons and influencing factors of the conflict in the transformation of industrial buildings in Ningbo have been fully explored.






4. The Interest–Situation–Conflict Model Interpretation in the Process of Industrial Building Renovation


4.1. Reasons for Conflicts


Based on the above analysis, we built the “interest–situation–conflict” model, which was divided into three types of conflict subjects, three types of conflicts, and three conflict scenarios. Among them, the three types of conflict subjects included government, enterprises and residents; the three types of conflicts included the conflict between government and residents, the conflict between government and enterprises, and the conflict between enterprises and residents. Among them, seven types of conflicts were subdivided, including nimby conflicts, compensation conflict, development conflict, goal conflict, financial conflict, participation conflict, and conflict of rights and interests; the three conflict scenarios include policies and systems, supervision and feedback, and different standpoints. Specific analysis is as follows: The different interest groups’ pursuit for interest, including the interest of the government, the developers, the polluting enterprises, and the community residents, is the major cause of the conflicts in the renovation of industrial buildings. As the rational economic men, all interest-related groups will take every measure to maximize their interest and at the same time avoid hurting their own interest.



The conflicts between the government and residents mostly occur in the context of policies and systems and different standpoints. The importance of conflict types was ranked as nimby conflict, compensation conflict, and development conflict. As the distributor and manager of public resources, governments are prone to conflict with other interest groups in the renovation of industrial buildings. On the one hand, there are many conflicts between the government and the residents. Community residents are more concerned about the living environment. When the government implements industrial building renovation projects around residential areas, residents will worry about environmental pollution. Errors in environmental assessment, inadequate pollution compensation, and insufficient ecological restoration will aggravate residents’ opposition, resulting in strong nimby conflict and compensation conflict between government and residents, and even direct cancellation of projects.



The conflicts between government and enterprises mostly occur in the context of supervision and feedback and different standpoints. The importance of conflict types is ranked as goals conflict and financial conflict. There are also many conflicts between government and enterprises. As the defender of public interests, the government must clarify its responsibility to improve land utilization, protect the ecological environment and improve the living environment of residents. The facilities and technologies of these old enterprises are outdated, and the cost of pollution emissions increases. They had to give up their good position and obtain a large amount of compensation for their survival. In the process of industrial building renovation, developers aim at location advantages, such as town centers, industrial and commercial hubs, or areas of higher commercial value. The inconsistency between the goals of the government and the enterprise will lead to goal conflict. The government wants to introduce social capital to participate in the renovation of industrial buildings to alleviate financial pressures while polluting enterprises want to obtain government compensation through relocation. Developers are reluctant to make investments solely by themselves but want to obtain bank loans to play the role of economic leverage to obtain greater economic profits. Funding conflicts arise.



The conflicts between enterprises and residents mostly occur in the context of supervision and feedback and different standpoints. The importance of conflict types is ranked as participation conflict and conflict of rights and interests. With economic and social development, the public begins to concern more and more about environmental problems. Studies showed that the amount of heavy metal lessened in the residential places constructed on industrial buildings, and there was less health risk than in the original industrial buildings. Residents show greater enthusiasm for participating in industrial building renovation. However, due to the lack of information access channels, residents cannot obtain relevant information, such as land types before redevelopment, pollution degree, harm to people’s health, land use after redevelopment, and other information. Enterprises to implement building updates did not consult the views of residents, which is easy to bring participation conflict. For the sake of maximizing the benefits, the renovation model adopted by enterprises may not be suitable for the living habits and living concepts of local residents, which may easily lead to conflicts of rights and interests. Due to information asymmetry and lack of investigation of residents, it is easy to cause supervision and feedback problems. Enterprises are less supervised and easy to damage the public interest.




4.2. The Regulatory Mechanism of Situational Factors to Interest–Conflict Relationship


Conflicts among government, enterprises, and residents are the subjective driving forces that influence industrial building renovation, which affects the degree of interest pursuit of every part and drives the conflicts. The policies and systems (namely, the environmental evaluation system, compensation system, responsibility identification system, as well as planning and managing system) and supervision and feedback (namely, the publicity of information, the role of media, access to benefit appeal, supervision power, etc.), are the objective situational factors for the conflicts in the industrial building renovation, and they are also the outer driving forces and objective condition for the interest–conflict. Different standpoints, policies, and systems, as well as supervision and feedback, reconcile the interest–conflict relationship from the strength and direction. When the three situational variables give weak influence, or they give strong influence but have different directions in regulation, the driving relationship of interest-conflict can be reflected clearly. When the three situational variables give a strong influence, or the three have the same strength and direction, they will promote or restrain the conflicts in industrial building renovation, which shows that the driving relationship is the weakest. In addition, the degree of regulation will be affected by different features of the situational variables. When the situational variable is the establishment of some policies and laws, the regulation effect will be obvious. On the contrary, the regulation effect will be weak. The relationship between the interest contradiction and regulation effect can be shown in Figure 4a, and the relationship between three situational factors and the regulation effect can be shown in Figure 4b.



In Figure 4, A, B, and C represent the three different degrees of interest pursuit. When it is in the C point, the benefit and conflict tend to be consistent with each other, and the regulation effect of situational factors tends to be low. Accordingly, for a specific point of C, for example, when the situational factors give strong influence (as seen in point C3), the degree of consistency between benefit and conflict tends to be low, and the situational factors give better regulation. On the contrary, when the situational factors give weak influence (as seen in point C1), the degree of consistency between benefit and conflict tends to be high, and the situational factors give less regulation.





5. Policy Implication


Nimby conflict, compensation conflict, and development conflict are prone to occur between the government and residents. The policy recommendations proposed include the following three aspects: (1) nimby conflict focusing on environmental pollution and environmental assessment system should be improved. In China, environmental evaluation is still in its infancy. Technological innovation incentives and preferential policy systems of industrial building renovation environment assessment need to be improved. Environmental assessments involving building materials, use and maintenance, demolition and recycling need to be refined. Environmental assessment standards for industrial buildings need to be systematized and standardized. Therefore, the environmental evaluation technology, the evaluation content and evaluation criteria should be improved to build more mature environmental evaluation system. (2) Compensation conflict focusing on compensation and compensation system should be improved. The compensation system includes two aspects. First, if primitive enterprises seriously pollute the surrounding environment and the residents, they should be fined and carry out the environmental restoration of industrial buildings. Second, corresponding compensation should be given to those who participate in the treatment and prevention of pollution so that buildings in old industrial areas and the surrounding environment could be improved. (3) Development conflicts focusing on the development direction of industrial building renovation should be improved. The renovation of industrial buildings is a problem met in recent economic transmission in China, and there is no definite regulation for the responsibility allocation of interest-related groups. All stakeholders involved in industrial building renovation allocate the corresponding responsibilities according to their roles. The responsibilities and roles of government and residents are different. Only by clarifying their respective responsibilities and boundaries can we coordinate the development direction of industrial building renovation.



Goals conflict and financial conflict between government and enterprises should be paid attention. The policy recommendations proposed include the following two aspects: (1) goals conflict involving the realization of different interests should be resolved by coordinating government’s public interest demand and enterprises’ profits demand. Different interest-related groups have their own standpoints because of different positions, which lead to the differentiation of consciousness and recognition and, furthermore, influence the direction and degree of interest pursuit. In the early industrial building renovation planning, interests between enterprises and government should be balanced, and the common interests should be enhanced. For example, when the government wants to introduce social capital for industrial building renovation and enterprises want to make a profit, how to strengthen the common interest and weaken the individual interest is of great importance. On the one hand, the government should do a good job in the guidance to ensure public interests (such as the interest of public service construction). On the other hand, enterprises should have a chance to make profits and be actively motivated. Therefore, it is necessary to be clear about the contribution of enterprises and increase the common interest. In the renovation of industrial buildings in China, many community residents’ interests cannot be guaranteed, and it is difficult for enterprises to be responsible for a specific resident. (2) The key to resolving financial conflict is government’s guidance of social funds to participate in industrial building renovation. First, the government in the specific project decision-making, the need to liberate ideas, change the traditional simple “land balance” perspective of the way of accounting, asset management thinking, the establishment of “global balance”, “unit balance” mechanism, from the macro, meso, and micro perspectives to find a solution to the problem of industrial buildings to update the balance of funds financial strategies and measures. Second, in the field of urban renovation, the government should give full play to the guiding investment role of the parent fund, attract investment, and promote the development of the industrial building renovation industry. Third, the government and enterprises need to have an in-depth understanding of the emerging financial instruments in the market to help participants expand financing channels.



Participation conflict and conflict of interests and rights are prone to occur between enterprises and residents. The policy recommendations proposed include the following two aspects: (1) participation conflict involving information asymmetry should be resolved by improving the government information disclosure system. Meanwhile, information feedback channels should be smooth and social supervision should be strengthened. Participation conflict results from untransparent and asymmetrical information. The construction of industrial building renovation information publicity can help improve residents’ knowledge of pollution and updated benefits and reduce the misunderstandings and conflicts caused by information blocks. The government and enterprises should publicize the relevant information about the industrial buildings, including the pollution, the remaining hazardous substances, the treatment to be used, the use of redevelopment and measures, etc. (2) Conflict of interests and rights involving social supervision should be resolved by perfecting social supervision system and enriching social supervision groups. The consultative system should be improved. Residents are consulted on the issue of industrial building renovation by means of hearings. In addition, the law and supervision power should be enforced, and we-media should play an active role in propaganda and supervision. With the timeliness and globalization of modern media information, we-media could help transmit the information and supervise the carry out of policies and regulations and guarantee the maintenance and realization of interests.




6. Conclusions


Based on the Grounded Theory analysis and interview data, this paper summarizes three types of conflicts: government–residents, government–enterprises, and resident–enterprises, and builds an “interest–situation–conflict” model. On this basis, this paper analyzes the situational factors and reasons for conflicts in industrial building renovation. Three types of situational factors include different standpoints, policy and system, and supervision and feedback. The conflicts between government and residents, government and enterprises, and enterprises and residents are mainly caused by environmental pollution, different development directions and insufficient participation of residents. Three kinds of conflicts are subjective driving forces that affect industrial building reconstruction. When the interest conflict is large, the moderating effect of situational factors is often small. Specific situational factors have different regulating effects on different interest contradictions, and different situational factors have different regulating effects on the same interest contradictions. In order to solve the contradiction of industrial building renovation, it is particularly important to do the following work: Environmental assessment system and compensation system should be improved. The government’s public interest demands and enterprises’ profit demands should be coordinated. The government should guide social funds to participate in industrial building renovation, widen information channels and improve the social supervision system.



Industrial building renovation conflicts are also affected by other stakeholders [22]. In the process of industrial building renovation, local government plays a guiding role in implementing policies to ensure the realization of public interests [54]. Banks, investment companies, and other financial institutions act as financing intermediaries to reduce government financial pressure [55]. Environmental associations, ecological protection associations, and other public welfare organizations play the role of publicity and supervision to avoid individual parties’ interest pursuit [56]. Environmental remediation companies act more as outsourcing companies in industrial building renovation before the environmental remediation, repair, and pave the way for industrial building renovation [24].



Based on the research on the reasons and situational factors of conflicts, we will further study policies of industrial building renovation and the impact of comprehensive land consolidation on conflicts in industrial building renovation. This study is only conducted in Ningbo, and future studies will focus on other cities for comparative research.
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Figure 1. Research location map. 
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Figure 2. Research Procedure. 






Figure 2. Research Procedure.



[image: Buildings 13 00676 g002]







[image: Buildings 13 00676 g003 550] 





Figure 3. The interest–situation–conflict model. 
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Figure 4. The regulatory mechanism. (a) The relationship between regulation effect and conflict of interest; (b) The relationship between regulation effect and situational factors. 
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Table 1. The data of sample districts and counties.
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	Sample Districts and Counties
	Number
	Officials
	Enterprise Managers
	Residents





	Fenghua district
	10
	2
	2
	6



	Jiangbei district
	13
	2
	1
	10



	Yinzhou district
	13
	1
	2
	10



	Xiangshan county
	12
	2
	3
	7
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Table 2. The process of conceptualization and categorization in the open encoding.
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Original Sentences

	
Conceptualization

	
Categorization






	
When the government sold this land, it is certain that they got a large amount of land-transferring fees.

	
Economic benefit

	
Interest of the government




	
The government would not leave the land idle. They will attract developers to promote the economic development.

	
Promotion for economic development




	
The government will be evaluated by their achievements.

	
Pursuit for achievements




	
To control industrial buildings on the polluted land needs a large amount of money, so the developers are not willing to pay for it.

	
Cost saving

	
Interest of the developers




	
The developers are businessmen who aim to maximize the benefits.

	
Maximization of benefits




	
The land is in such a good position that it is certainly good to make it into commercial land.

	
Business opportunities




	
Those enterprises did not make profits. That is why they chose to move, let alone spend money to control the pollution.

	
Enterprises benefit

	
Interest of those polluting enterprises




	
Generally, those enterprises were state-owned, so the government will give help.

	
Relying on the government




	
The prior aim of enterprises is how to make money.

	
Pursuit for profits




	
If this industrial building is renovated, the earth from underground will send out a terrible smell which affects our health.

	
Pursuit for health

	
Interest of the

community residents




	
This terribly affected our daily life. We dare not open our windows and have to go out wearing a mask.

	
Living environment




	
This kind of pollution cannot be eliminated within a short time. How can we live, especially our children?

	
Hidden danger in the long term




	
The government should concern our ordinary people’s life.

	
Responsibility for the residents

	
The standpoint of the government




	
The government should not escape from responsibilities. If so, who can protect us ordinary people’s benefit?

	
Awareness of working for the people




	
The government never asked any advice from us and did not ask us to send our representatives to discuss and solve problems together.

	
Public participation




	
The developers never took an active attitude to negotiate with us about how to handle the problems afterwards.

	
Ignorance of the resident’s benefits

	
The standpoint of the developers




	
The developers were never concerned about the influence on us living around the industrial buildings.

	
Pursuit for self-benefit




	
The developers should look for relevant government departments to solve the problem, otherwise, no one who knows the pollution will buy the house.

	
Social morality




	
The enterprises who polluted the area should go without shouldering responsibility.

	
Awareness of responsibility

	
The standpoint of the polluting enterprises




	
Why cannot the principle of “who pollutes the area, who compensates it” take effect in real life?

	
Consciousness of principle




	
The enterprises who polluted the land is the one who should take responsibility.

	
Source of pollution




	
The government should solve the problems of pollution. How can we, individual people, solve the problem?

	
Personal point of view

	
The standpoint of the community residents




	
If this problem could not be solved, we should work together to take some severe measures.

	
Awareness of law




	
It is no use giving opinions. We should take action together. After all, I am not the only one affected.

	
Individual awareness




	
The pollution is not formed in one or two days. Why did not the relevant environmental department and evaluation department take any action? Is the environmental evaluation of no real use?

	
Environmental evaluation

	
Environmental

evaluation

system




	
Is there not any environmental monitoring method or standards?

	
Environmental monitoring




	
Nowadays, the PM 2.5 is so serious, and the relevant department should pay great attention to the supervision of the environment.

	
Environmental supervision




	
Though the previous enterprise has moved away, they should compensate us as long as they polluted this land.

	
Payable responsibility

	
Responsibility identification system




	
The government plays a very important role. But we reported many times without any result. If the government helps us, the developers should do something.

	
No action taken by the government




	
Though the pollution is not caused by the developers, they should take some responsibility because they are now renovating industrial buildings.

	
Responsibility of the developers




	
Industrial buildings should not be wasted after the factories moved, so it is necessary for the government to plan for the usage of these buildings.

	
Industrial buildings utilization planning

	
Planning and regulation system




	
The government should not do anything to restore the polluted land and industrial buildings before handling it to the developers.

	
Land and industrial buildings restoration




	
As developers, they should have morality in running their enterprises. So, they should control industrial buildings on the polluted land but not develop it without any treatment.

	
Handling the industrial buildings




	
We are not clear what this industrial building will be renovated into. We only heard that it could be commercial areas.

	
Lack of information

	
The information publicity




	
We do not know to what degree will the pollution affect us, and we also do not know how long the danger will last.

	
Unclear of the specific substance that caused the danger




	
The relevant department never gave any notice or claim to let us know about the pollution.

	
Delay of information




	
Maybe we need help from media. Usually, when things become serious, the government and the developers will solve problems.

	
The supervision of media

	
The role of media




	
The mainstream media did not see it or gave any report on it.

	
Little report




	
It’s impossible that only we who live here know the situation.

	
The spread of information




	
We have no right to speak, and the developers never take our suggestions into consideration

	
Channel for expressing appeal

	
Channel of interest appeal




	
The polluting enterprise has moved away for a long time. How can we find the relevant people who will take responsibility? Maybe the enterprise has gone bankrupt or no longer exists.

	
Lack of public channel




	
We are the most suffering victims; we should have the right to know and take participation.

	
Participation right




	
Some supervision and management departments did not know the real environmental problems.

	
False environmental information

	
Supervision and management power




	
The government at a higher level did not know the situation as the local government did not tell the truth.

	
Improper supervision and management




	
The previous enterprises moved away several years ago. It’s no use asking them to shoulder the responsibility. No one concerns about it.

	
Imperfect supervision and management
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Table 3. The process for principal axis encoding.
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Main Categories

	
Subcategories

	
Relationship Between Main Categories and Subcategories






	
Interest contradiction

	
Interest of government

	
The government aims at regional economic development and pays little attention to other’s benefit.




	
Interest of the developers

	
The developers mainly pursue business opportunities. They would save cost for renovation to achieve maximum management profits and as a result influenced other’s benefit.




	
Interest of the polluting enterprises

	
The polluting enterprises aim at improving their business to maximize their profits so that they can continue developing without considering other’s benefit.




	
Interest of the community residents

	
The residents pursue the improvement of their living conditions. They did not want the renovation of industrial buildings to affect their daily life. Their pursuit of interest is quite different from others.




	
Different standpoints

	
The standpoint of the government

	
The government plays the role of a reconciler, but they could balance the benefits because of their own benefit.




	
The standpoint of the developers

	
The developers are investors whose most important aim is to maximize their profits, so they ignore the importance of the residents.




	
The standpoint of the polluting enterprises

	
The polluting enterprises concern about their own development. Their attitude towards the question is unsustainable.




	
The standpoint of the community residents

	
The residents care too much about their individual benefit and could not treat the problems from an overall perspective.




	
Policy and system

	
Environment evaluation system

	
The imperfect environment evaluation system will influence the improvement of relevant laws and regulations.




	
Compensation system

	
The unclear compensation system will influence the improvement of relevant laws and regulations.




	
Responsibility identification system

	
Lack of written laws for responsibility identification will influence the improvement of relevant laws and regulations.




	
Planning and regulation system

	
The immaturity of planning and regulation system will influence the improvement of relevant laws and regulations.




	
Supervision and feedback

	
Degree of information publicity

	
The degree of information publicity will influence the feedback and the supervision.




	
The role of media

	
The role of media will influence the social supervision.




	
Channel for interest appeal

	
The block of channel for interest appeal will lead to the lack of information and the imperfect social supervision.




	
Supervision and management power

	
The supervision and management power will influence the social supervision.
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Table 4. Typical relationship structure of the main categories.






Table 4. Typical relationship structure of the main categories.





	Typical Relationship Structure
	The Connotation of Relationship Structure





	Interest–conflict
	The contradiction of interest-related groups pursuing interest as the main reason. Interest is the motivation factor for conflicts.



	Different standpoints

↓

Interest–conflict
	Different standpoints are the subjective situational condition in the process of industrial building renovation.

It reconciles the strength and direction of the relationship between interest and conflict.



	Policy and system

↓

Interest–conflict
	Policy and system is the objective situational condition in the process of industrial building renovation.

It reconciles the strength and direction of the relationship between interest and conflict.



	Supervision and feedback

↓

Interest–conflict
	Supervision and feedback is the objective situational condition in the process of industrial building renovation.

It reconciles the strength and direction of the relationship between interest and conflict.
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