
 

 

 

 
 
 

 

CITY UNIVERSITY OF HONG KONG 
香港城市大學 

 
 
 
 
 

Development and Validation of a Scale of 
Resident Perceived Satisfaction for 

Communities in Third-and Fourth-Tier Cities    
三四綫城市社區住戶滿意度量表的開發與驗證 

 
 
 
 
 
 

Submitted to 
College of Business 

商學院 

in Partial Fulfillment of the Requirements  
for the Degree of Doctor of Business Administration  

工商管理博士學位 

 
 
 
 

by 
 
 
 
 

Yang Xiumei 
杨秀梅 

 
 
 
 
 

August 2024 
二零二四年八月 

 



 

i 

 

摘  要 

 

隨著中國經濟的穩步增長和城市化進程的加速，房地產行業作為國民經

濟的重要組成部分，其健康發展對社會經濟具有深遠的影響。本研究聚焦於

新型城鎮化背景下的房地產住戶滿意度，旨在構建一個全面評估住戶滿意度

的評價體系，以提供針對性的改進措施，提升房地產開發的品質和效率。 

論文通過文獻綜述明確了房地產住戶滿意度的研究背景和重要性，分析

了當前評價體系存在的不足，並探討了新型城鎮化進程中住戶需求的變化。

研究採用了混合方法學，結合定量和定性的資料分析，確保研究結果的廣泛

性和深入性。通過問卷調查和深度訪談收集了包括三四線城市在內的廣泛資

料，確保了研究的實地性和實用性。 

本研究創新性地結合了馬斯洛需求層次理論與卡諾模型，建立了一個包

含房地產住戶精神需求的評價體系。這個多維度評價模型不僅考慮了基本居

住需求，還融入了對社區歸屬感、自我實現等高層次需求的評估。通過卡諾

模型，研究進一步區分了基本型、期望型和魅力型需求，使評價體系更加全

面和精確。 

研究發現，住戶滿意度受多種因素影響，不僅包括房屋本身的品質、社

區服務、周邊環境、價格合理性以及物業管理等物質層面的因素，更包括物

質滿足、安全保障、社交和諧以及尊重與自我實現等精神層面的因素。通過

結構方程模型驗證了評價體系的有效性，結果支援了假設模型的合理性。 

研究提出，房地產企業應重視從住戶需求出發，優化產品和服務。本研

究的創新性評價體系為房地產企業提供了更全面的住戶需求洞察，有助於開

發更符合居民精神需求的住房產品和社區服務。通過關注高層次需求，本研

究為提升住戶滿意度和城市居住品質提供了新的思路，促進房地產市場更加

注重住戶導向，推動房地產行業與新型城鎮化協調發展。 

 

關鍵字：房地產住戶滿意度，量表開發，新型城鎮化，馬斯洛需求層次

理論，卡諾模型，結構方程模型 
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ABSTRACT 

 

With the steady growth of China’s economy and the acceleration of 

urbanization, the real estate industry, as a vital component of the national economy, 

exerts a profound influence on socio-economic development. This study focuses on 

residential satisfaction in the context of new urbanization, aiming to construct a 

comprehensive evaluation system to provide targeted improvement measures and 

enhance the quality and efficiency of real estate development. 

 

Through a literature review, the thesis elucidates the research background and 

significance of residential satisfaction in real estate, analyzes the deficiencies in 

current evaluation systems, and explores the evolving needs of residents in the 

process of new urbanization. The study employs a mixed-methodology approach, 

combining quantitative and qualitative data analysis to ensure the breadth and depth 

of research findings. Data were collected through surveys and in-depth interviews 

across various cities, including third and fourth-tier cities, ensuring the practicality 

and applicability of the research. 

 

Innovatively, this study integrates Maslow’s hierarchy of needs theory with the 

Kano model to establish an evaluation system that encompasses the spiritual needs 

of real estate residents. This multidimensional evaluation model not only considers 

basic living requirements but also incorporates assessments of higher-level needs 

such as community belonging and self-actualization. Through the Kano model, the 

research further distinguishes between basic, expected, and attractive needs, 

rendering the evaluation system more comprehensive and precise. 

 

The study finds that residential satisfaction is influenced by multiple factors, 

including not only material aspects such as housing quality, community services, 

surrounding environment, price reasonableness, and property management, but also 

spiritual aspects such as material fulfillment, safety assurance, social harmony, and 

respect and self-actualization. The validity of the evaluation system was verified 

through structural equation modeling, with results supporting the rationality of the 

hypothesized model. 
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The research suggests that real estate companies should prioritize resident 

needs in optimizing their products and services. This innovative evaluation system 

provides real estate enterprises with more comprehensive insights into resident 

needs, facilitating the development of housing products and community services 

that better align with residents’ spiritual requirements. By focusing on higher-level 

needs, this study offers new perspectives for enhancing residential satisfaction and 

urban living quality, promoting a more resident-oriented real estate market, and 

fostering the coordinated development of the real estate industry with new 

urbanization. 

 

Keywords: Real Estate Residential Satisfaction, Scale Development, New 

Urbanization, Maslow’s Hierarchy of Needs Theory, Kano Model, Structural 

Equation Modeling 
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