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Abstract 

As one result of the higher expected lifespan and lower fertility rate, an aging society 

has become an inevitable trend in many countries worldwide. According to the 

prediction of the newest census outcomes, China will confront an aging society around 

2022. An aging society requires the development and improvement of the domestic 

elderly care system to match the increasing caring need for all the aging people in China. 

This research aims to explore the critical success factors for a typical community-based 

aging care project – the Continuing Care Retirement Community (CCRC) in China 

from the perspectives of private developers. Based on the theory of the decision-making 

environment and the theory of planned behavior (TPB), qualitative method (semi-

structured interviews) and quantitative method (questionnaire survey) are applied to 

collect and analyze the potential Critical Success Factors. Twenty-five critical success 

factors are identified and verified for China’s CCRC projects and categorized into three 

components. Furthermore, most private developers’ attitudes toward CCRC in China 

are positive and believe in a bright outlook. The findings might help private developers 

better understand the decision-making environment of developing and operating a 

CCRC in China. It may also inspire policymakers with more practical policies for the 

future development and operation of CCRC projects in China.  
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Sammanfattning 

Som ett resultat av den högre förväntade livslängden och lägre fertiliteten har ett 

åldrande samhälle blivit en oundviklig trend i många länder världen över. Enligt 

förutsägelsen av de senaste folkräkningsresultaten kommer Kina att möta ett åldrande 

samhälle runt 2022. Ett åldrande samhälle kräver utveckling och förbättring av det 

inhemska äldreomsorgssystemet för att matcha det ökande omsorgsbehovet för alla 

åldrande människor i Kina. Denna forskning syftar till att utforska de kritiska 

framgångsfaktorerna för ett typiskt samhällsbaserat åldrandevårdsprojekt - Fortsatt 

vårdpensionsgemenskap (CCRC) i Kina ur privata utvecklares perspektiv. Baserat på 

teorin om beslutsmiljön och teorin om planerat beteende (TPB) tillämpas kvalitativ 

metod (semistrukturerade intervjuer) och kvantitativ metod (enkätundersökning) för att 

samla in och analysera potentiella kritiska framgångsfaktorer. Tjugofem kritiska 

framgångsfaktorer identifieras och verifieras för Kinas CCRC-projekt och 

kategoriseras i tre komponenter. Dessutom är de flesta privata utvecklares attityder till 

CCRC i Kina positiva och de tror på goda framtidsutsikter. Resultaten kan hjälpa 

privata utvecklare att bättre förstå den beslutsfattande miljön för att utveckla och driva 

ett CCRC i Kina. Det kan också inspirera beslutsfattare till mer praktisk politik för 

framtida utveckling och drift av CCRC i Kina. 
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1. Introduction 

1.1 Background and Context 

With the development of living standards and the healthcare system, a longer life 

expectancy at birth for human beings is no longer a dream. According to World 

Population Prospects 2019 (United Nations, 2019), the average life expectancy at birth 

worldwide is continually rising. It has risen to 72.6 years in 2019, and experts forecast 

it may reach 77.1 years in the year 2050 globally. However, in many regions, the 

increasing levels of life expectancy are accompanied by a decrease in fertility levels. 

This phenomenon will result in an escalating rate of growth of older people in the age 

structure of the total population. In World Population Aging 2020 Highlights (United 

Nations, 2020), the number of persons aged 65 years or over in 2020 is around 727 

million (9.3%) globally. It is projected to climb to 1.5 billion (16.0%) after the next 

three decades. The ever-increasing size of the aging population is a universal 

phenomenon in all regions. Population aging has become an inevitable trend worldwide.  

 

Aging society is one of the consequences of the continuing expansion of the aging 

population. It seems like the terminal of world population development. Many countries, 

such as Nordic countries, the United States and Japan, have shifted to an aging society 

for years. China, a developing country with a vast population base was late to follow 

this tendency but will complete social age structure transformation very soon. In line 

with China Development Report 2020 (China Development Research Foundation, 

2020), Chinese people aged 65 or over is around 180 million in 2020 and will climb to 

310 million in 2050. This report predicts that China will completely move into an aging 

society in the year 2022. At that time, the aging population will be over 14% of the total 

population in China.  

 

 

 

 

 

 

 

 

 

 

 

Figure 1. China: Population (Age 65+) 

Source: United Nations, DESA, Population Division. World Population Prospects 2019. 
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An aging society has already become one of the global issues. It is affecting almost 

every sector in our daily life, including the labor market, financial market, demands for 

goods and services, transportation, and social protection (United Nations, 2020). One 

significant consequence of an aging society is the pressure on the aging care services. 

When facing pandemics like the COVID-19, older people may take a higher risk, which 

requires adequate and timely aging care services. On the other hand, taking good care 

of the elderly is consistent with the third goal of sustainable development (good health 

and well-being). It implies guaranteeing health and promoting the well-being of aging 

people is essential to sustainable development. Hence, taking good care of the aging 

population will not only benefit their well-being but also contribute to the sustainable 

development of the whole society. 

 

Researches have shown that in many countries, the well-being, physical and 

psychosocial health, and life satisfaction of senior people have a close relationship with 

their living arrangements (Kamiya and Hertog, 2020). In China, there are three 

mainstream aging care modes related to living arrangements of the elderly (Home-

based, institution-based, and community-based). Home-based and institution-based 

modes simply provide basic life care services for the elderly. The community-based 

mode offers the elderly more options to continue their living arrangements and improve 

their quality of life. Thus, it is worth exploring the community-based aging care mode, 

even it is still a relatively new concept to the Chinese senior housing market. 

 

As a new member of aging countries, the domestic society in China will continually 

confront raising challenges in tackling the increasing demand for elderly care services. 

Learning from countries that have rich experiences in dealing with aging issues, 

developing the community-based aging care mode may be an effective way to relieve 

the stress on the demand for aging care services. As the representative project of the 

community-based aging care mode, Continuing Caring Retirement Community (CCRC) 

plays a vital role in the senior housing industry as it offers a unique and long-accepted 

option of living arrangements for elders (CBRE, 2018).  

 

Under social conditions with Chinese characteristics, it is worthwhile to study the 

development of China’s CCRC projects. During the past two decades, there are several 

CCRC projects have been built and operated in China. It provides an opportunity to 

investigate real CCRC projects rather than simulations, which will result in a more 

realistic outcome.  
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1.2 Statement of Problem 

Most previous CCRC researches are based on projects located in regions like the U.S., 

Japan, and European countries. Because these countries have developed CCRC projects 

for a relatively long time. In China, CCRC gets a late start and is still in the infancy 

stage. Only a few studies have been done on CCRC projects in China (Glinskaya and 

Feng, 2018). 

 

In addition, previous China’s CCRC researches have rarely studied critical success 

factors for CCRC projects in China. To ensure the CCRC business flourish, it is 

essential to identify what factors dedicate to the success of CCRC projects. What is 

more, most researches focused on the views of customers; the perspective of developers 

should also receive more attention. 

 

The population of China is very large; non-profit senior housing projects invested by 

public sectors may not fulfill the needs of elder caring. Feng, Liu, Guan, and Mor (2012) 

studied that the Chinese government has strongly supported and encouraged private 

investment in the CCRC market. The role of private sectors is irreplaceable, and there 

will be a broad market for private developers to invest in. Hence, this study will focus 

on for-profit CCRC projects developed and operated by private developers. 

 

1.3 Aim and Research Questions 

This thesis aims to investigate critical success factors for CCRC projects in China from 

the perspective of private developers. Therefore, this study aspires to address the 

question: 

- What are the critical success factors (CSFs) for privately funded continuing caring 

retirement community (CCRC) in China? 

 

By focusing on the critical success factors (CSFs), this thesis is expected to provide 

valuable information on the decision-making environment for private developers. It 

may also help policymakers to build a particular policy system for CCRC projects in 

China. It might contribute to a better prospect of CCRC projects in China. 

 

1.4 Limitations 

A limited number of interviewees and a relatively small sample size for the 

questionnaire survey may not be enough to get a generalized conclusion. CSFs are 

collected mainly from private developers’ views so that the outcome may have a 

relatively narrow scope of application. 
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1.5 Outline 

Chapter 1, Introduction: 

Introducing the relevant background information about the upcoming aging society in 

China and the social pressure on aging care issues and human well-being. The purpose 

of this study, expected contributions, and limitations are also stated. 

 

Chapter 2, Literature Review: 

A review of previous research literature is presented, including how people understand 

CCRC and Critical Success Factors, the reasons for people to move into CCRC, and 

the development of CCRC in the U.S (the place of origin) and China (the research area). 

Furthermore, some potential CSFs gathered from previous researches are also listed. 

 

Chapter 3, Theoretical Framework: 

A description of the foundation theories of this thesis is presented. The theory of 

decision-making environment establishes the basement of CSFs investigation. The 

theory of planned behavior organizes the dimensions of CSFs analysis.  

 

Chapter 4, Research Methods: 

It demonstrated the chosen research methods: Semi-structured interview and 

Questionnaire survey. A combination of a qualitative method and a quantitative method 

is used to collect data about CSFs for CCRC projects in China. SPSS software is used 

to conduct analyzing work. 

 

Chapter 5, Empirical Findings and Results: 

A summarization of empirical findings from semi-structured interviews and the results 

of the questionnaire survey is presented. CSFs is finally listed with their rankings. 

 

Chapter 6, Discussion: 

A further discussion about the CSFs for China’s CCRC is presented based on the 

theoretical framework. 

 

Chapter 7, Conclusions: 

This section summarizes the whole thesis and also provides limitations and further 

studies suggestions. 
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2. Literature Review 

2.1 What is continuing care retirement community (CCRC)? 

Continuing care retirement community (CCRC) is not a new concept. It originated in 

the United States more than 100 years ago (Spears, 1992). CCRC is a typical model of 

community-based senior housing that provides different aging care services for the 

elders, from independent living to full-time nursing care (Barnett, 2010). Similarly, 

Campbell (2015) described CCRC as a large community with at least three levels of 

caring service for retired people. Basic functions of CCRC are including: 

- Independent Living (IL) for the healthy, active aging person,  

- Assisted Living (AL) for elders who need a low degree of daily care  

- Nursing Care for those who require a high degree of medical and daily care.  

 

The features of CCRC projects are suitable for aging people. To be a resident of a CCRC, 

firstly, a minimum age requirement, usually 65 years, is needed; secondly, a relatively 

sizeable membership fee is required, and a monthly maintenance fee comes behind. 

These costs may vary considerably, in line with different economic and political 

conditions (Winklevoss and Powell, 1984). 

 

2.2 Motivations for aging people to move into CCRC 

Understanding why aging people choose to live in CCRC is helpful to perceive the 

potential demand for CCRC projects. Krout, Moen, Holmes, Oggins, and Bowen (2002) 

examined reasons that motivate people to move to CCRC projects in New York. They 

summarized three most important findings: (1) looking for continuing care; (2) being 

free from the burden of house maintenance; and (3) not willing to be a burden on their 

families. 

 

Groger and Kinney (2008) studied aging people who planned to be new residents of a 

CCRC and would move in within six months. Through face-to-face interviews, they 

concluded that the choice of moving to a CCRC primarily depended on two aspects: 

the continuity of their daily routine and the fear or uncertainty of their future. Senior 

people who chose to move to CCRC projects said that they can keep their inherent 

social network there, and gain the insurance of long-term care in the future.  

 

Ayalon and Gum (2019) concluded that families may play a more vital role in the 

decision-making process of aging people. The possibility of elderly people moving to 

CCRC is significantly higher when they know CCRC from their spouse or adult 

children than from other sources.  
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2.3 The development of CCRC in the U.S. 

CCRC has a long-time development in the United States. In early studies, researchers 

have already shown their confidence in the flourish of CCRC projects. Rivlin and 

Wiener (1988) predicted that during the period 2016 to 2020, 18.24% of elderly people 

with age of 76 years or over might reside in CCRC projects in the United States. 

Sugihara and Evans (2000) demonstrated that in the United States, CCRC projects are 

one of the most quickly growing senior housing models among the senior housing 

market. According to the CCRC study of Zarem (2010), the number of CCRC projects 

has sprawled to approximately 1900 in the United States. American CCRC are located 

in almost all kinds of geographical locations from city to outskirts to rural. Along with 

the development of CCRC projects in the senior housing market, more social and 

leisurely functions are added, new technology is applied due to market demand (Hunt, 

2012). CCRC is capable of offering a comprehensive social network for its residents; it 

can meet their social needs no matter what type of their network is (Ayalon, 2019). 

 

2.4 The development of CCRC in China 

Different from other countries, China’s CCRC market is still in the babyhood stage. 

The social system and market economy in China have their unique characteristics; 

simply replicating the model of CCRC from other countries may not work. The 

development of senior housing in China is a long-term mission. (Tang, 2015) 

 

In such an immature development environment, CCRC projects are economically 

feasible for China’s senior housing market (Li and Lan, 2016). Glinskaya and Feng 

(2018) analyzed geriatric care in China in their book. Starting from 2012, a group of 

forward-looking real estate companies and insurance companies made the first attempt 

into the senior housing market in China. Some of them targeted CCRC as their goals. 

Union Life insurance company started the first U.S.-type CCRC in Wuhan in 2013. 

Steele (2019), a professional consultant of senior housing, helped a Chinese insurance 

company - Taikang open their first CCRC project in Beijing.  

 

But the development of a new product will not always be smooth. Glinskaya and Feng 

(2018) found that the number of CCRC in China is still rare. Most CCRC projects 

operated by private sectors mainly targeted the high-income senior group. Hu, Xia, Hu, 

Skitmore, and Buys (2019) analyzed that the CCRC market has great potential but 

considerable barriers in China. They have found three major barriers; (1) investment 

and development of CCRC projects may contain high risks, (2) few government 

policies can support the CCRC market, (3) affordability would be an issue. 
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2.5 What are critical success factors (CSFs)? 

Critical success factors (CSFs) are the finite number of areas in which successful 

competitive actions will be guaranteed by fulfilling the requirements of each area. It is 

widely used for the individual, department, or organization. CSFs are the critical 

conditions to reach the goals of managers and for the business to flourish. Critical 

success factors can assist the planning process, reinforce the communication 

management system, and improve the information management system. (Bullen and 

Rockart, 1981) 

 

The concept of critical success factors was first mentioned in the early 1960s. Then it 

was added into the management control system to identify so-called key variables (also 

known as strategic factors, key success factors, key result areas, or pulse points). It has 

a significant influence on business decisions. So, it is applied to the CEO and General 

Manager during the decision-making process as an accessorial tool to determine the 

information that is critical to the success of a business. Identified CSFs will become 

fundamentals of a company’s management information system, and guidance of 

subsequent action measurement and control system. They can also be helpful to 

strategic planning and business strategy development. Critical success factors are 

generally composed of factors in three dimensions: firm-specific, industry, and the 

economic, socio-political environment. (Leidecker and Bruno, 1984) 

 

2.6 Possible critical success factors (CSFs) for CCRC 

Continuing care retirement community (CCRC) is not a new concept to many countries. 

With rich development experiences and empirical researches, relevant works of 

literature on critical success factors for CCRC provide valuable references for China’s 

CCRC projects to review. 

 

The attachment to the location and the relationship with social support are two critical 

success factors for CCRC projects (Sugihara and Evans, 2000). 

 

The operation management could be problematic if it is not professional. (Li and Lan, 

2016) 

 

Harrigan, Raiser, and Raiser (1998), in their book SENIOR RESIDENCES: Designing 

Retirement Communities for the future summarized the following success factors for 

CCRC projects: 

- Enterprise Concept: provide a comprehensive introduction of CCRC, including its 

features, financial model, and other helpful information that may attract customers; 
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- Executive Organization: need people with professional standards during the process; 

 

- Finance and Law: fulfill the statutory requirements and financial goals for the CCRC; 

 

- Marketing and Sales: Build attractive charge mode, facilities, and services, and 

promote through multiple approaches; 

 

- Residents: Through humanized design to match living expectations of residents and 

preferences in the CCRC; 

 

- Health care: make sure health care offered meets the professional standard and 

affordability of residents; 

 

- Services for Residents: the quality of services within a reasonable cost standard; 

 

- Design and Build: tangible ways to achieve expectations of CCRC. 

 

Three main identified aspects about the quality of life in a CCRC are Community 

awareness; Spontaneous and active participation of residents; and personal autonomy, 

independence, and respect. (Weinstock and Bond, 2018)  

 

The excellent design and comprehensive market research will contribute significantly 

to the success of a CCRC (Chellis, Seagle and Seagle, 1982) 

 

The budget control for both operation and reserves plays a vital role in dedicating to 

the success of a CCRC. (Williams, 1986) 
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3. Theoretical Framework 

3.1 Theory of decision-making environment 

A decision-making environment refers to information and knowledge of the 

surrounding environment of the relevant decision-making case. It demonstrated that the 

decision-making environment can be divided into three components: decision-making 

under certainty, decision-making under risk, and decision-making under uncertainty. 

(Takemura, 2014) 

 

Figure 2 Taxonomy of decision environment (Takemura, 2014) 

 

Japanese psychologist and educator Kazuhisa Takemura (2014) explained the meaning 

of these components in his book Behavioral Decision Theory:  

- Decision-making under certainty 

Decision-makers can ultimately gain all the information they need. They can analyze 

all the alternatives and corresponding results to make a good decision. 

- Decision-making under risk 

One situation has a known possibility to appear as the outcome of a chosen decision. 

Thus, probability or possibility is essential to the decision-making process. 

- Decision-making under uncertainty 

The information is incomplete, insufficient, and often unreliable to the decision-makers. 

The probability of the outcome of a chosen decision is not known. Ambiguity refers to 

decision effects that are known, but possibilities of occurrence are unknown. Ignorance 

means the components of decision results are unknown. 

 

In the decision-making process of developing CCRC projects in China, critical success 

factors (CSFs) can be regarded as the most crucial part of the decision-making 

environment. With the relatively comprehensive information about CSFs for CCRC 

projects, an environment with more certainty will be obtained. It will contribute to a 

more reliable decision. The theory of the decision-making environment builds the 

basement of CSFs identification. It ensures an effective decision-making process. 
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3.2 Theory of planned behavior 

The theory of planned behavior (TPB) was first introduced by Ajzen in 1988 as an 

updated version of the theory of reasoned action (TRA). It is used to explain human 

behavior from the perspective of behavioral intention (Fishbein and Ajzen, 1975; 1980). 

TRA stated that human behavior is entirely under volitional control, which indicates 

the behavior appears when people are willing to do that (Ajzen, 1991). More 

comprehensively considering, Ajzen improved the previous behavioral theory to TPB 

in 1988, which supplemented TRA with incomplete volitional control.  

 

In the theory of planned behavior (TPB), human behavior is largely determined by 

intention. Three essential components build up intention: attitude toward the behavior 

(human nature), subjective norm (social influence), and perceived behavioral control 

(control issues). To be more specific, people plan to carry out behavior when they have 

positive attitudes, when the surrounding environment provides opportunities, and when 

they have faith in their experience and knowledge. All these three aspects work together 

to form one’s behavior intention to further lead to one’s behavior. (Ajzen, 1988) 

 

Figure 3 The theory of planned behavior (Ajzen, 1988) 

 

Extending the research target of TPB from individuals to organizations, the decision-

making of a business can be regarded as organizational behavior. Within the theoretical 

framework of TPB, we can analyze the critical success factors (CSFs) of CCRC in 

China from three aspects: Subjective initiative, social impact, and Objective control. 

By analyzing CSFs from these dimensions, we will find out what critical success factors 

may influence the decision-making environment of developing a CCRC project in 

China, and which component may play a more vital role in the final decision.  

 

TPB provides a systematic framework to organize and analyze critical success factors 

for China’s CCRC projects. It will help to better conclude the attractiveness of 

developing continuing care retirement communities in China. 
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4. Research Method 

4.1 Semi-Structured Interview 

Alshenqeeti (2014) reviewed that as some answers to research questions are not directly 

observable, interviewing would be one effective method to explore solutions (Kvale, 

1996). Alsaawi (2014) illustrated that the semi-structured interviews would not inhibit 

the depth and richness of responses from interviewees. Open-ended questions could 

elaborate interviewees to talk more. But this method requires interviewers to do 

essential preparations to guarantee the applicability and reasonability of the pre-planned 

questions.  

 

The target country is China. The target group is private developers who have real-life 

experience of CCRC development in China. Currently, some CCRC projects have 

already been developed and operated in China. The developers of those existing CCRC 

projects could be potential interviewees. Based on the theoretical framework, the 

content of semi-structured interviews would be around the development of CCRC 

projects in China. By conducting interviews, I will gain a relatively comprehensive 

understanding of critical success factors from Chinese private developers.  

 

Questions for semi-structured interviews: 

1. What are the main reasons for your company's decision to develop the CCRC project? 

2. From the developer’s perspective, how do you define the success of domestic health 

care projects?  

3. Judging from the current development and operation of the project, do you think this 

decision has reached the criteria for success? 

4. What are the characteristics of your CCRC project? Is there anything different from 

foreign CCRC projects? 

5. What do you think are the critical success factors (CSFs) for developing and 

operating a successful CCRC project in China?  

6. What obstacles did your company encounter in the development process? How did 

you manage to overcome these obstacles? 

7. How do you think of the future development of the China Health Care Community 

(CCRC) market? 

 

 

 

 

 



- 12 - 
 

4.2 Questionnaire Survey 

A questionnaire survey has been conducted as another method to identify and analyze 

critical success factors (CSFs) for CCRC in China. The questionnaire survey is a 

quantitative method; it will come up with critical success factors for CCRC in China 

from private developers’ perspectives. The questionnaire includes three parts: The first 

part helps to know the general background information of respondents; the second part 

lists CSFs collected from literature and interviews in the form of 5-point Likert scale 

questions; the third part further investigates respondents’ attitudes toward the future 

development of CCRC projects in China.  

 

The target respondents are experienced people who are working in China’s real estate 

industry. Most of them will be people I knew who are professional and experienced in 

the real estate industry in China. Then, through snowball effect to extend the sample 

size to conclude a more general outcome. What is more, a pilot survey will be done to 

ensure the quality of the questions. Because the language used in the questionnaire is 

Chinese, the questionnaire will be sent to some scholarly people and professional 

workers in China to help me make improvements to the questionnaire. 

 

The software - Statistical Package for Social Science (SPSS) is used to test the validity 

and reliability of the questionnaire. It will also be applied to data analysis. The 

application of a questionnaire survey will help figure out the most agreed CSFs for the 

development of China’s CCRC, and people’s attitudes toward the development of 

CCRC in China. 
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5. Empirical Findings and Results  

5.1 Semi-structured Interviews 

Seven interviews were conducted through the online meeting software (Tencent 

meeting and the voice-chat function of WeChat). Interviewees include four CCRC 

developers, two potential CCRC developers, and one professional consultant. 

 

Table 1 Overview of Interviewees 

Interviewee Type Occupation Company Description 

D1 Developer 
Investment 

Manager 

A Top5 property developer, one of the earliest 

developers engaged in CCRC projects with rich 

experience of China’s CCRC.  

D2 Developer 
President 

Assistant  

A Top20 property developer, which established 

a specific subsidiary for CCRC projects, is 

knowledgeable with CCRC projects. 

D3 Developer 

Management 

Apartment 

Director 

A Top50 property developer with experience in 

real estate development, which is developing 

their first CCRC project. 

D4 Developer 

Senior 

Business 

Manager 

A Large insurance company, developing CCRC 

as one of their products for aging care 

insurance. 

C1 Consultant 
General 

Manager 

A Professional consulting for the development 

and operation management of commercial 

properties. 

P1 
Potential 

developer 

General 

Manager 

A Branch of a large property developer, take 

CCRC as one of their future products. 

P2 
Potential 

developer 

Investment 

manager 

A Branch of a large property developer, which 

is starting to investigate the development and 

operation of CCRC. 

 

5.1.1 Initiatives 

Motivations and reasons for developers to participate in the development of CCRC 

projects in China is varied from marketing strategies to specific cases. As one of the 

earliest domestic CCRC developers in China, the company of D1 has started this career 

for about a decade. D1 said his company is sensitive to aging care issues. They have 
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been preparing for the upcoming aging society by exploring the senior housing market. 

“According to the development strategy of our company and the need of enriching our 

housing product categories, we have attempted to develop a series of mainstream aging 

care housing products; CCRC is the leading one,” said D1. D2’s company is a new 

member of CCRC developers. D2 said, “We made this strategic decision to develop 

CCRC products because a large group of open-minded and high-income people is 

growing old; we perceived huge demand.” 

 

While not all developers have the same strategic layout as D1 and D2. The company of 

D3 started its first CCRC because of a coincidence. D3 told me that developing a CCRC 

project is not their first choice. They preferred to develop a shopping mall on that land, 

while the local government preferred them to develop a hotel. Because of the upcoming 

aging society and the positive result of CCRC profitability calculation, they decided to 

invest in their first CCRC project. It was also an experiment for D3 to try this kind of 

product in China’s senior housing market. For developers with insurance backgrounds 

like D4, the primary reason to invest in CCRC is to complement their aging care 

insurance products. “CCRC is the guarantee of our aging care services.” as D4 stated. 

 

For potential CCRC developers as the companies of P1 and P2, their motivations to 

join the CCRC market seem pretty similar. Since there will be some supportive policies 

for CCRC projects issued by the local government in their regions. With more and more 

fierce competition in general housing markets, CCRC brings real estate developers a 

new way to acquire land and create new profit opportunities. Just as the professional 

consultant C1 summarized “Senior housing industry is entering a golden period of rapid 

development.” 

 

5.1.2 Measurements of Success 

Before investigating the Critical Success Factors for CCRC in China, it is essential to 

define the word success. That is to say, what standards and measurements that 

developers used to judge a successful CCRC in China.  

 

Generally speaking, the profitability of a project is always the most critical 

measurement of success for private developers. Since the main purpose for them to 

develop a project is to earn money. To be more specific, private developers are 

interested in investing in real estate properties with a short payback period and excellent 

profitability to create a stable and sustainable source of income. 

 

“However, if using profitability to evaluate China’s CCRC projects, I would say that 
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most of them are not much successful,” said C1. Unlike residential projects which can 

be sold in a short term, CCRC often requires a relatively long payback period. Usually, 

it takes five to ten years to recoup costs because China’s CCRC market is still in its 

infancy stage. What is more, a CCRC project needs continuing investment to keep its 

quality operations. Thus, “At least for recent CCRC projects, profitability is not an 

appropriate or major measurement of success,” said D2. Success criteria need to be sent 

that are consistent with the current market situation. 

 

Gathered from interviews, interviewees have provided some suitable measurements of 

success. Developers who have already opened CCRC projects pay more attention to the 

reputational criteria rather than the financial criteria to judge the success of a CCRC in 

the current period, that including:  

- Obtain specific certification and support from the government 

- Sustainable long-term dynamic operation 

- Explore a suitable development and operation model 

- Popularize the concept of community-based aging care and make more older people 

accept the CCRC model 

 

While for potential developers of CCRC, their standards of success are more closely 

related to financial aspects: 

- High profitability 

- High occupancy rate 

Because they believe in a more perfect and mature market in the future, just like C1 

said, “Especially for private developers, financial judgment will be dominant again in 

the future.” 

 

5.1.3 Characteristics 

Most CCRC projects in China are based on the U.S. model. China’s CCRC projects 

have developed some Chinese characteristics in the senior housing market because of 

domestic social conditions. Interviewees introduced the following features that are 

different from the U.S. type: 

 

- Financial attributes difference: In the U.S., non-profit CCRC with religious 

backgrounds dominant the market, while CCRC in China mainly relies on private 

investment. For-profit CCRC will become a mainstream product in China’s senior 

housing market; 

- Content of service difference: In the U.S., CCRC projects are big enough to serve all 

types of needs of the elderly (the self-care/the device-aided/the nursing-cared). But in 
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China, considering the land acquired by private developers is limited, Chinese 

developers would like to focus more on functions for the self-care elderly and the 

nursing-cared elderly; 

- Residential composition difference: Due to the recent 9073 layout of aging care 

services (90% to home-based/ 7% to community-based/ 3% to institution-based) for the 

Chinese aging people, the resident is mainly composed by people over 75 years old; 

- Location difference: The land source that is suitable for developing CCRC is scarce 

in urban areas. Most CCRC projects are located in suburbs and rural areas; 

- Target customer difference: China’s CCRC projects mainly serve high-income aging 

people. Affordability of CCRC in China cannot be achieved in a short time; 

 

5.1.4 Barriers 

To make a successful decision, another important point is to analyze potential barriers 

in advance to predetermine possible solutions. Some hints acquired from interviews 

may help CSFs investigation. Barriers are quite the same for different developers. To 

sum up, barriers majorly generate from three fields: government, customer, and the 

developer itself.  

 

Government-caused barriers are complained most by interviewees. “Without a specific 

development certification, we had to apply for the development permission by using 

standards of the hotel, but not an aging people caring project,” said D1. D3 also 

mentioned that during the operating process, “the utility bills are charged three or four 

times more expensive than residential utility charges,” which will add a heavy burden 

on the operation costs for developers. “There does not have a particular financial 

supervision system, which makes developers difficult to legally operate income from 

CCRC projects,” D2 said so. If developers can be legally allowed to operate money 

earned by their CCRC projects, it will provide developers an opportunity to raise 

profitability. The leading role of government is essential for the CCRC market to 

prosper. 

 

Customer-caused barriers mainly refer to the attitudes of aging customers toward 

CCRC products. Affected by the conventional view of home-based aging care mode, 

the number of older people who accept the community-based mode is still scarce. 

Hence, the promotion of CCRC projects across the country will not be easy. “We found 

that senior people who decided to move in our CCRC are not attracted by our marketing 

activities, but mainly affected by recommendations came from residents in our CCRC,” 

said D4. People’s attitudes will not be reshaped in a short time. Instead of waiting for 

customers’ attitudes to change, developers should pay more effort to improve their 
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reputation on CCRC projects so that to reduce the impact of conventional attitudes of 

customers. 

 

Developer self-caused barriers primarily come from developers’ choice of projects. 

Without a stable source of funding, developers cannot afford the cost of developing and 

operating a CCRC project. Moreover, most private developers prefer properties with 

quick cycling and high turnover to properties with long-term investments such as 

CCRC projects. “To be honest, we had considered selling our first CCRC to a 

professional aging care company, even though the expected profitability of a CCRC is 

higher than other types of products,” said D3. The long-time investment indeed makes 

some potential developers stay away. Real estate developers are more likely to invest 

in residential and commercial housing projects to earn quick money with lower risks. 

 

5.1.5 Future Development 

Barriers are ahead, but the trend of an aging society is unstoppable. China’s CCRC 

market contains significant demand: The generation after the founding of China in 1949 

was the first wave of the baby boom. The number of them is much larger than before. 

They have been through family fragmentation, which encouraged one family only to 

raise one child. As a consequence, the current 4-2-2 Chinese family structure (Four 

older people-Two mid-aged children-Two young-aged grandchildren) causes 

tremendous pressure on looking after aging family members. Moreover, that generation 

has greatly influenced by the reform and opening-up policy in 1976. Their minds have 

been highly opened. Therefore, from the perspective of domestic demand for CCRC 

products, the future development of CCRC products can be expected confidently. Both 

developers and potential developers are firmly positive for the growth of China’s CCRC 

projects in the future. 

 

However, there is a voice of concern that comes from consultant C1. “If China’s CCRC 

products are unable to attain affordability for different levels of income groups, it may 

not be able to support the sustainable development of CCRC in the future.” 
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5.2 Critical Success Factors 

Interviewees have provided relatively comprehensive background information related 

to the critical success factors they considered from their professional point of view. 

Combining the findings from semi-structured interviews with literature reviews, and 

following the framework of the theory of planned behavior, a summarized list of critical 

success factors of CCRC in China from developer’s perspective is obtained: 

 

(Group 1) Subjective initiative factors: 

(A1) - Strategically layout the domestic elderly care real estate market to prepare for 

the arrival of the aging economy; 

(A2) - Solving the development problems of unsaleable commercial land; 

(A3) - New model of urban renewal/project transformation for developers; 

(A4) - Transition from a development-oriented enterprise to an operation-oriented 

enterprise; 

(A5) - Organically connect with other housing projects to form an industrial chain; 

 

(Group 2) Social impact factors: 

(B1) - Build a specific policy system  

(Interpretation: issuing support policies such as particular land development policies, 

design and construction approval standards, development and operation subsidy 

policies, tax reduction and exemption policies, etc.); 

(B2) - Build a risk management system  

(Interpretation: Standardize the operation of revenue funds, standardize and guide the 

issuance of real estate trust investment funds, standardize and upgrade corporate 

financing systems, etc.); 

(B3) - Build a service supervision system  

(Interpretation: standardize service standards, improve training mechanisms, improve 

consumer feedback mechanisms, etc.); 

(B4) - Regional economic development level (high); 

(B5) - Regional population aging level (high); 

(B6) - Regional natural environment (good); 

(B7) - Regional consumption level of the elderly population (high); 

(B8) - Regional consumption attitudes of the aging population (advanced); 

 

(Group 3) Objective control factors: 

(C1) - Capital investment ability  

(Interpretation: having a stable and sustainable source of funds to ensure long-term 

capital investment); 
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(C2) - Cost control ability  

(Interpretation: control costs under the premise of ensuring quality, realize investment 

expectations and maximize sustainable profits); 

(C3) - Risk management and control capabilities  

(Interpretation: foresee challenges in the market and determine possible solutions); 

(C4) - Marketing and promotion capabilities  

(Interpretation: increase publicity and investment in marketing, increase media 

exposure, increase the visibility of the CCRC project); 

(C5) - Operational management capabilities  

(Interpretation: meet customer expectations through attractive and sustainable services, 

and enhance the reputation of the project and company brand); 

(C6) - Project site selection  

(Interpretation: beautiful environment, convenient transportation, relatively 

comprehensive surrounding facilities); 

(C7) - Design and construction  

(Interpretation: high-standard design and construction for aging care to ensure that the 

quality of the project meets the demand of residents in different living scenarios); 

(C8) - Facilities  

(Interpretation: enough beds setting for the elderly, perfect community living conditions, 

and medical supporting facilities); 

(C9) - Service concept  

(Interpretation: build a real community for aging people, increase residents' initiative 

to participate in community activities. Creating an independent, autonomous, and 

respectful living environment); 

(C10) - Service quality  

(Interpretation: improve the quality of life for residents, make sure every penny they 

paid is worthy); 

(C11) - Medical care level  

(Interpretation: equipped with professional nursing staff, having private hospitals or 

green channels to public hospitals, and ensuring the reasonableness of service costs); 

(C12) - Customer positioning  

(Interpretation: high-income households); 

(C13) - Charging mode  

(Interpretation: competitive and reasonable charging mode to meet customers’ needs 

with different financial backgrounds). 
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5.3 Questionnaire survey 

A pilot test has been done to improve the questionnaire design. A total of 50 

questionnaires were sent to experienced people who are working in the real estate 

industry in China, including interviewees. After two weeks, 71 responses were received. 

Among all the responses, one is invalid. The number of valid responses is 70.  

 

All the respondents were requested to forward the questionnaire to other real estate 

industrial workers they know who might be interested in this topic and spend some time 

in the survey. The snowball effect made it difficult to determine the actual number of 

questionnaires sent out. Assuming that every initial respondent delivered the survey to 

just one person. Using 100 as the approximate number of questionnaires sent out, the 

calculated response rate is 70%. Considering the final number of responses is 20 more 

than the initial number of questionnaires sent out, the 70 valid responses are acceptable 

and representative.  

 

5.3.1 Respondents’ profile 

By analyzing the background information of all the respondents from the questionnaire, 

respondents’ profiles can be achieved. Table 2 shows the geographical distribution of 

all the respondents. These responses came from 16 out of 34 provincial administrative 

regions in China, and about 41% of responses are in Guangdong since I used to work 

there. 

Table 2 Respondents’ geographical distribution 

Provincial administrative region Number of Responses 

Guangdong 29 

Shanxi 9 

Shandong 7 

Hainan 5 

Beijing 4 

Jiangsu 3 

Fujian 3 

Shanghai 2 

Anhui 1 

Hong Kong 1 

Hubei 1 

Jiangxi 1 

Guangxi 1 

Sichuan 1 
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Liaoning 1 

Heilongjiang 1 

Total 70 

 

Table 3 illustrates respondents’ working experience in the real estate industry. 23 

(32.86%) people have been working for less than five years, 17 (24.29%) people have 

been working for five to ten years, and 30 (42.86%) respondents have been working for 

over ten years. Respondents’ working experience is almost evenly distributed, which 

could ensure the comprehensiveness of responses. 

 

Table 3 Real estate industrial experience of respondents 

Options Number of responses Proportion 

0-5 years 23 32.86% 

5-10 years 17 24.29% 

More than 10 years 30 42.86% 

 

Table 4 shows that 41 (58.57%) respondents knew CCRC projects, and 29 (41.43%) 

people rarely heard about CCRC before, which indicates that CCRC in China is not 

popular yet.  

 

Table 4 Number of respondents who have (not) known CCRC before 

Options Number of responses Proportion 

Yes 41 58.57% 

No 29 41.43% 

 

Table 5 shows that around 20 (28.57%) respondents are playing the role of actual or 

potential CCRC developers, and 50 (71.43%) people do not participate in that role.  

 

Table 5 Number of respondents who are working in a company that has developed or will develop 

a CCRC project in China 

Options Number of responses Proportion 

Yes 20 28.57% 

No 50 71.43% 
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5.3.2 Validity and Reliability  

Reliability refers to the consistency of the questionnaire. It can assess whether the 

respondents’ answers are reliable (Saunders, Lewis, and Thornhill, 2019). The 

Cronbach alpha coefficient was applied to measure the consistency of all the 26 CSFs. 

The value of the alpha coefficient is between zero and one, and values equal to or above 

0.7 mean that a set of factors are internally consistent on a scale. Using the SPSS 

software, Cronbach’s alpha coefficient is 0.976 (shown in Table 6), which shows the 

reliability of the 26 CSFs that are internally consistent.  

 

Table 6 Results of Cronbach’s alpha method 

 

What is more, through the results of sensitivity analysis (shown in Appendix A), the 

values of Cronbach’s alpha when the respective item is deleted are changing around 

0.97, and the change is not significant. It verified the reliability of the questionnaire as 

well. 

 

The internal validity of the questionnaire indicates that the questionnaire will represent 

the aim of this research (Saunders and Thornhill, 2019). All the 26 CSFs were collected 

from previous CCRC literature and professional developer interviews. They could 

cover a relatively comprehensive content of CSFs, including factors related to the 

developer, market, and government. A pilot survey has been done to pretest the 

questionnaire design. There are explanations for each critical success factor in the 

questionnaire to help respondents better understand each question. Therefore, the 

content validity of the questionnaire can be achieved.  

 

Before using the 26 CSFs as variables to conduct factor analysis, KMO and Bartlett’s 

Tests need to be done to assess the suitability of the data. When the KMO value is above 

0.5 and Bartlett’s test is significant, the data are suitable for factor analysis (Kaiser, 

1974). Table 7 shows the pretest results of the factor analysis. The value of KMO is 

0.875, and Bartlett’s Test of Sphericity is significant (p=0.000<0.05), demonstrate that 

the data are suitable for factor analysis. 
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Table 7 Results of KMO and Bartlett’s Test 

 

 

Using SPSS to perform factor analysis, three components can explain 77.054% of the 

total variance (Appendix B). In Figure 4, we can find out that changes tend to be flat 

after the third component. Hence, the initial three categories based on TPB are 

consistent with the result of statistical analysis.  

 

 

Figure 4 Scree Plot of Initial Eigenvalues 

 

The loading value of CSFs indicates the relationship between each factor and each 

component. The higher value is, the closer relationship is. A value above 0.5 can be 

considered significant (Li, Chen, Chew, Teo, and Ding, 2011). According to the result 

in Table 8, C12 (Customer positioning) was removed from the list because its loading 

value is below 0.5. The rest 25 factors finally landed in three components, but some 

factors need to reorganize according to the factor analysis: 

(Component 1) - B1 to B4 and C1 to C13 excluding C12 

(Component 2) - A1 to A5 

(Component 3) - B5 to B8 
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Table 8 Results of rotated component matrix 

 

Component 

1 2 3 

A1 - .665 - 

A2 - .762 - 

A3 - .767 - 

A4 - .804 - 

A5 - .817 - 

B1 .651 - - 

B2 .641 - - 

B3 .645 - - 

B4 .540 - - 

B5 - - .526 

B6 - - .647 

B7 - - .865 

B8 - - .830 

C1 .783 - - 

C2 .762 - - 

C3 .748 - - 

C4 .746 - - 

C5 .810 - - 

C6 .786 - - 

C7 .832 - - 

C8 .857 - - 

C9 .846 - - 

C10 .848 - - 

C11 .866 - - 

C12 - .498 - 

C13 .754 - - 

Extraction Method: Principal Component Analysis 

Rotation Method: Varimax with Kaiser Normalization. 

a. Rotation converged in 6 iterations. 

 

Overall, the questionnaire has been verified with high reliability and content validity. 

Further optimized factor classification can fulfill the requirement of construct validity. 

The new elements of each component may add better explanatory and predictive power 

to the questionnaire. Since there are no officially verified criteria for CSFs identification, 

the criterion-related validity will not be tested in this research. 
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5.3.3 Mean value ranking of CSFs 

Table 9 lists the statistical mean, standard deviation, and ranking of CSFs. Among all 

the 25 CSFs, the top five factors are C11 (Medical care level), C9 (Service concept), 

C10 (Service quality), B1 (Build a specific policy system), and C6 (Project site 

selection). The lowest-ranked factor was A2 (Solving the development problems of 

unsaleable commercial land).  

 

Table 9 Ranking of CSFs for CCRC projects in China 

 Mean Std. Deviation     Ranking 

C11 4.43 0.844 1 

C9 4.34 0.899 2 

C10 4.31 0.894 3 

B1 4.3 0.857 4 

C6 4.3 0.938 5 

C5 4.26 0.928 6 

C7 4.26 0.973 7 

B5 4.23 0.837 8 

C1 4.23 0.995 9 

C8 4.23 0.904 10 

B3 4.21 0.976 11 

C4 4.17 1.007 12 

C13 4.17 0.916 13 

B2 4.16 0.862 14 

C2 4.16 0.973 15 

A5 4.1 0.903 16 

B4 4.1 1.065 17 

C3 4.06 1.034 18 

A1 3.97 0.947 19 

B6 3.97 0.916 20 

B7 3.93 1.081 21 

A4 3.9 1.092 22 

B8 3.86 1.207 23 

A3 3.81 1.195 24 

A2 3.74 0.988 25 
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5.3.4 Measurements of Success and Future development  

Table 10 shows the responses of success measurements of China’s CCRC. We can find 

that the respondents’ choices of criteria for success are very similar. They agreed that it 

is not suitable to use criteria for commercial properties to judge CCRC projects at this 

exploring stage. Spreading the concept of community-based aging care services, 

popularizing CCRC projects to more Chinese people occupied 68.57% of 70 responses. 

It is closely followed by Sustainable dynamic operation (67.14%). At this stage, we can 

conclude that a successful CCRC is not judged by its economic benefits but by social 

influences. 

 

Table 10 Responses about success measurements of China’s CCRC 

Options Number of Responses Proportion 

Profitability 23 32.86% 

Occupancy rate 32 45.71% 

Popularize the concept of CCRC 48 68.57% 

Explore suitable development mode 43 61.43% 

Sustainable dynamic operation 47 67.14% 

Obtain government certification 45 64.29% 

 

Turning to the future development, as shown in Table 11, 80% of respondents held a 

positive attitude toward the future CCRC market, and no one had negative thoughts.  

 

Table 11 Responses’ positive attitudes toward the future development of China’s CCRC 

Options Number of Responses Proportion 

Yes 56 80% 

No 0 0% 

Not sure 14 20% 
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6. Discussion 

6.1 Component 1: Objective control 

This component contains 16 CSFs, including, 

- Government control factors: (B1) Build a specific policy system; (B2) Build a risk 

management system; (B3) Build a service supervision system; (B4) Regional economic 

development level (high);  

- Developer self-control factors: (C1) Capital investment ability; (C2) Cost control 

ability; (C3) Risk management and control capabilities; (C4) Marketing and promotion 

capabilities; (C5) Operational management capabilities;  

- Product control factors: (C6) Project site selection; (C7) Design and construction; (C8) 

Facilities; (C9) Service concept; (C10) Service quality; (C11) Medical care level; (C13) 

Charging mode;  

Government control factors were added to this component. In the factor analysis, this 

component can explain 40.621% of the total variance. It is the most significant 

component of CSFs.  

 

For a successful CCRC product, the government is the guidance, the product is the 

foundation, and service is the guarantee. Government plays a leading role in the 

development of a CCRC project. The support, regulation, and supervision of the 

government will guide private developers in the right direction. The 14th Five Year Plan 

of the development of China will set a series of economic and social policies for the 

period 2021 to 2025. In this latest plan, the Chinese government emphasized the 

importance of developing community-based aging care services. The irreplaceable role 

of private investment in the senior housing market was also stated. It is a positive sign 

for private developers who tend to participant in CCRC products. 

 

For-profit CCRC projects are focusing on high-income customers. However, recent 

government policies primarily support affordable senior caring communities. It makes 

the development of China’s CCRC not easy. Instead of waiting for policy, catching up 

with the tendency of current policy might be a good way out. In the questionnaire 

survey, 72.86% of responses believed CCRC will develop towards economic 

affordability (shown in Table 12). Following this trend, CCRC will be strongly 

supported by the government. Both profitability and affordability could be realized. 

 

Table 12 Respondents attitudes toward economic affordability of CCRC in China 

Options Number of Responses Proportion 

Yes 51 72.86% 

No 3 4.29% 

Not sure 16 22.86% 
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The relationship between developer self-control and product control is causal. Since a 

developer’s abilities will directly affect the quality of a CCRC project, and the quality 

of the project will reflect the abilities of the developer. A more experienced developer 

is, a better CCRC will be. The result of CSFs ranking (Table 9) implied that service is 

the core of a CCRC project. Nevertheless, higher quality of service will result in higher 

costs. The conflict between service quality and cost could be balanced by developer 

self-control factors. These objective control factors can be regarded as internal 

requirements for a successful CCRC project. 

 

6.2 Component 2: Subjective initiative 

This component remains the same, including, 

(A1) Strategically layout the domestic elderly care property market to prepare for the 

arrival of the aging economy;  

(A2) Solving the development problems of unsaleable commercial land;  

(A3) New model of urban renewal/project transformation for developers;  

(A4) Transition from a development-oriented enterprise to a development and 

operation-oriented enterprise;  

(A5) Organically connect with other business products to form an industrial chain.  

 

These five CSFs account for 19.575% of the total variance in the factor analysis. They 

are subjective reasons for a private developer to participate in the development of 

CCRC projects in China. From dealing with particular land problems to laying out the 

senior housing market, macro and micro factors are both included in these five elements. 

A5 (Organically connect with other business products to form an industrial chain) is 

the highest rated in this category. It indicates private developers do not satisfied with 

the success of one type of housing product, they would like to pay more attention to the 

diversity of their products. When they complete the industrial chain, the development 

of their business will be more sustainable.  

 

Moreover, subjective initiatives should be strong enough to hold the decision. A few 

years ago, many private developers decided to join the CCRC market just to catch the 

social hotspot of aging care. When that spree faded away, they calmed down and found 

that CCRC is not able to be profitable in a short time. Because of their weak initiatives, 

they chose to sell their CCRC or transform CCRC into hotels and apartments. At such 

an exploratory stage of China’s CCRC projects, private developers, as a major force for 

investment, are expected to be more determined and patient. Starting with unchangeable 

initiatives and holding them to the end, the market will pay back their insistence sooner 

or later. 
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6.3 Component 3: Social impact 

This component including:  

(B5) Regional population aging level (high);  

(B6) Regional natural environment (good);  

(B7) Regional consumption level of the elderly population (high);  

(B8) Regional consumption attitudes of the aging population (advanced).  

 

All these four CSFs account for 16.858% of the total variance in the factor analysis. 

We can conclude these social impact factors as the development environment of a city. 

By analyzing the development environment, developers can assess the suitability of a 

region for developing CCRC projects. Most CCRC projects are built near the first-tier 

or second-tier cities because of the excellent development environment. B5 (Regional 

population aging level) is the highest-rated factor in this component. There is no doubt 

that the aging care community should serve a region with a high level of population 

aging. Considering the specific requirements of a CCRC for the development 

environment, it is challenging to promote CCRC nationwide. Regions that do not have 

a proper development environment for CCRC projects could choose other types of 

aging care services such as home-based and institution-based.  

 

In terms of population, the development of China's elderly care industry has inherent 

advantages. According to the latest Census statistics, China's aging population accounts 

for 18.70% of the total population. Many Chinese aging people are still working in their 

professional fields, which continually increases their disposable income. In addition, 

government pensions for the elderly have already increased to 838.3 billion yuan in the 

year 2010, and it continues to grow. The elderly in China contains vast consumption 

power. In the aspect of the consumption willingness of the elderly, more and more 

Chinese aging people begin to pay attention to the quality of their life. Leisure and 

entertainment activities are becoming more and more popular among Chinese aging 

people. That is to say, the elderly are willing to spend more money for themselves. 
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7. Conclusion 

In this research, the theory of decision-making environment is the theoretical basis for 

investigating the Critical Success Factors of CCRC. Identified CSFs will bring more 

certainty to the decision-making environment, which may contribute to a wiser decision. 

The theory of planned behavior (TPB), the framework of CSFs, is extended from 

individual research to organization research. TPB provided a reasonable classification 

method to CSFs, which organized them into three components (objective control, 

subjective initiative, and social impact). Besides, the result of factor analysis showed 

all the CSFs can load in three dimensions, which verified the rationality of the 

theoretical classification of TPB. Under the guidance of research theories, CSFs can be 

understood clearly.  

 

Critical Success Factors of CCRC projects in China were collected through literature 

review and semi-structured interviews. A questionnaire survey helped to gather public 

recognition of CSFs. Finally, 25 CSFs were identified and verified. Among all the 

factors, the service of a CCRC is the highest-ranked factor, which indicates service is 

the key point of a successful CCRC. Furthermore, private developers’ opinions on the 

criteria of success and future development were collected and discussed. On account of 

the recent immature development environment, success standards for CCRC projects 

are different from other commercial housing products. The upcoming aging society is 

fostering substantial demand for aging care projects. CCRC in China will have a bright 

development in the future. 

 

The 25 CSFs are expected to create a decision-making environment with more certainty 

and to assist private developers in making a good decision about developing and 

operating CCRC projects in China. In addition, the factors related to government 

control are expected to provide some suggestions for policymakers. Creating an 

appropriate development environment for CCRC projects requires the joint efforts of 

all parties. 

 

Even though the research problem of this thesis has been solved, there are still some 

limitations that need to be mentioned. The number of interviewees for semi-structured 

interviews and the sample size of questionnaire respondents are relatively small, which 

may affect the generalization of results. Besides, there may be some omissions in the 

process of gathering potential CSFs of CCRC projects. Further studies are needed to 

include a higher sample size and a more comprehensive literature review. With the 

appearance of more and more CCRC projects in China, CSFs could be further verified 

by case studies with more practical data. 



- 31 - 
 

8. References 

Ajzen, I., & Fishbein, M. (1980). Understanding attitudes and predicting social 

behavior. Englewood Cliffs, NJ: Prentice-Hall. 

Ajzen, I. (1988). Attitudes, Personality, And Behavior. 1st ed. Chicago: Dorsey Press. 

Ajzen, I. (1991) The theory of planned behavior. Organizational Behavior and Human 

Decision Processes, 50, 179-211. 

Alsaawi, Ali, A Critical Review of Qualitative Interviews (2014). European Journal of 

Business and Social Sciences, 2014, Vol. 3, No. 4, DOI: 10.2139/ssrn.2819536. 

Alshenqeeti, H. (2014). Interviewing as a Data Collection Method: A Critical 

Review. English Linguistics Research, 3(1). 

Ayalon, L. (2019). Social network type in the continuing care retirement community. 

Archives of Gerontology and Geriatrics, 84, p.103900. DOI: 

https://doi.org/10.1016/j.archger.2019.103900 

Ayalon, L. and Gum, A. (2019). A Typology of Source of Information About the 

Continuing Care Retirement Community and Older Adults’ Living 

Arrangement. Journal of Housing for the Elderly, 33(4), pp.325-336. DOI: 

10.1080/02763893.2019.1567641 

Bullen, Christine V. & Rockart, John F., 1981. "A primer on critical success factors," 

Working papers 1220-81. Report (Alfred P, Massachusetts Institute of Technology 

(MIT), Sloan School of Management. 

Barnett, M. D. (2010). Future expectations among older adults in independent living 

retirement communities. The University of Houston. ProQuest Dissertations and 

Theses, 79. 

Chellis, R., Seagle, J., and Seagle, B. (1982). Congregate housing for older people. 

Lexington, Mass: Lexington Books. 

Campbell, N. (2015). Designing for social needs to support aging in place within 

continuing care retirement communities. Journal of Housing and the Built 

Environment, 30(4), pp.645–665. DOI: 10.1007/s10901-015-9437-6 

Colliers International, (2018). Senior Housing Outlook 2018. [online] Colliers 



- 32 - 
 

International. Available at: <https://www2.colliers.com/en-xa/research/senior-

housing-outlook-2018> [Accessed 13 November 2020]. 

CBRE, (2018). Market Insight. Continuing Care Retirement Communities. [online] 

CBRE. Available at: <https://www.cbre.us/research-and-reports/US-Seniors-Housing-

Care-CCRC-Report-June-2018> [Accessed 13 November 2020]. 

China Development Research Foundation, (2020). China Development Report 2020: 

Development Trends and Policies of China's Population Aging. [online] 

Tech.sina.com.cn. Available at: <https://tech.sina.com.cn/roll/2020-06-19/doc-

iirczymk7921071.shtml> [Accessed 13 November 2020]. 

Fishbein, M., & Ajzen, I. (1975). Belief, attitude, intention, and behavior: An 

introduction to theory and research. Reading, MA: Addison-Wesley. 

Feng, Z., Liu, C., Guan, X. and Mor, V. (2012) China’s Rapidly Aging Population 

Creates Policy Challenges in Shaping a Viable Long-Term Care System. Health 

Affairs, 31(12), pp.2764-2773. DOI: 10.1377/hlthaff.2012.0535 

Groger, L. and Kinney, J. (2008). CCRC Here We Come! Reasons for Moving to a 

Continuing Care Retirement Community. Journal of Housing for the Elderly, 20(4), 

pp.79-101. DOI: 10.1300/J081v20n04_06 

Glinskaya, Elena and Zhanlian Feng, Editors. (2018). Options for Aged Care in 

China: Building an Efficient and Sustainable Aged Care System. Directions in 

Development. Washington, DC: World Bank. doi:10.1596/978-1-4648-1075-6. 

License: Creative Commons Attribution CC BY 3.0 IGO 

Harrigan, J., Raiser, J. and Raiser, P. (1998). Senior residences. New York, NY: Wiley. 

Hunt, K. (2012). The new senior housing market. Journal of property management, 

77(3), 19-23. 

Hu, X., Xia, B., Hu, Y., Skitmore, M. and Buys, L. (2019) “What hinders the 

development of Chinese continuing care retirement community sector? A news 

coverage analysis”, International Journal of Strategic Property Management, 23(2), 

pp. 108-116. DOI: 10.3846/ijspm.2019.7436. 

Kaiser, H. (1974). An index of factorial simplicity. Psychometrika, 39(1), pp.31-36. 

Kvale, S. (1996). Interviews: An introduction to qualitative research interviewing. 



- 33 - 
 

Thousand Oaks, CA: Sage. 

Krout, J., Moen, P., Holmes, H., Oggins, J., and Bowen, N. (2002). Reasons for 

Relocation to a Continuing Care Retirement Community. Journal of Applied 

Gerontology, 21(2), pp.236-256. DOI: 10.1177%2F07364802021002007 

Kamiya, Yumiko and Sara, Hertog. (2020). Measuring household and living 

arrangements of older persons around the world: The United Nations Database on 

the Households and Living Arrangements of Older Persons 2019. United Nations, 

Department of Economics and Social Affairs, Population Division, Technical Paper 

No. 3. 

Leidecker, J. and Bruno, A. (1984). Identifying and using critical success factors. 

Long Range Planning, 17(1), pp.23-32.  

Li, Y., Chen, P., Chew, D., Teo, C., and Ding, R. (2011). Critical Project Management 

Factors of AEC Firms for Delivering Green Building Projects in Singapore. Journal 

of Construction Engineering and Management, 137(12), pp.1153-1163. 

Li, T. and Lan, F. (2016). Research on the Economic Evaluation of Retirement 

Community of China Based on the System Dynamics. Proceedings of the 2016 

International Conference on Humanities and Social Science. DOI: 10.2991/hss-

26.2016.133 

Murty, S. (2017). Encouraging Community in a Continuing Care Retirement 

Community. Journal of Gerontological Social Work, 60(1), pp.3-6. DOI: 

10.1080/01634372.2016.1267673 

Rivlin, A. M. & Wiener, J. M. (1988). Caring for the disabled elderly: Who will pay? 

Washington, DC: Brookings Institution 

Stacey-Konnert, C. & Pynoos, J. (1992). Friendship and social networks in a 

continuing care retirement community. Journal of Applied Gerontology, 11(3), 298-

313. 

Spears, S. (1992). The continuing care residential community. New York: Springer 

Publishing Company. 

Sugihara, S. and Evans, G. W. (2000) ‘Place Attachment and Social Support at 

Continuing Care Retirement Communities’, Environment and Behavior, 32(3), pp. 

400–409. DOI: 10.1177/00139160021972586 



- 34 - 
 

Shippee, T. (2009). "But I Am Not Moving": Residents' Perspectives on Transitions 

Within a Continuing Care Retirement Community. The Gerontologist, 49(3), pp.418-

427. DOI: 10.1093/geront/gnp030 

Steele, Mark A. (2019) Eldercare in China: Lessons from the Trenches - One 

Organization's Experience Planning, Training, and Consulting to Open a Continuing 

Care Retirement Community in Beijing. Doctor of Ministry. George Fox University. 

Available at: < https://digitalcommons.georgefox.edu/dmin/363> [Accessed 13 

November 2020] 

Saunders, M., Lewis, P., and Thornhill, A. (2019). Research methods for business 

students. 8th ed. Harlow: Pearson Education Limited. 

Takemura, K. (2014). Behavioral Decision Theory. Tokyo: Imprint: Springer. 

Tang, T. (2015). Senior Housing Development in China. Master of Science in Real 

Estate Development. Massachusetts Institute of Technology. Available at: 

<https://dspace.mit.edu/handle/1721.1/101319?show=full> [Accessed 13 November 

2020] 

United Nations, Department of Economic and Social Affairs, Population Division 

(2019). World Population Aging 2019: Highlights (ST/ESA/SER.A/430). 

United Nations Department of Economic and Social Affairs, Population Division 

(2020). World Population Aging 2020 Highlights: Living arrangements of older 

persons (ST/ESA/SER.A/451). 

Winklevoss, H. and Powell, A. (1984). Continuing care retirement communities. 

Homewood, Illinois: Published for the Pension Research Council, Wharton School, 

the University of Pennsylvania by R.D. Irwin.  

Williams, L. (1986). Risks and Rewards of CCRC: a developer’s perspective. Master 

of Science in Real Estate Development.  Massachusetts Institute of Technology. 

Available at: <https://dspace.mit.edu/bitstream/handle/1721.1/78953/15643163-

MIT.pdf?sequence=2> [Accessed 25 April 2021]. 

Weinstock, J. and Bond, L. (2018). High Quality of Life in Continuing Care 

Retirement Communities: A Balancing Act. Innovation in Aging, 2(suppl_1), pp.61-

73. 

Zarem, J. (2010). Today's Continuing Care Retirement Community (CCRC). [online] 



- 35 - 
 

CCRC Task Force. Available at: 

<https://willametteview.org/uploads/documents/Todays_CCRC_LeadingAge.pdf> 

[Accessed 13 November 2020]. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



- 36 - 
 

Appendix A 

Results of Sensitivity analysis 
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Appendix B 

 

Results of Factor analysis 
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Appendix C 

Points of CSFs in the semi-structured interviews 

D1 

• Cost control ability; 

• Aging consumption power and consumption concept; 

• The trade-off between environment and supporting facilities (good supporting 

facilities in urban areas, high prices, good suburban environments, low prices); 

• Serviceability (proportion of relevant staff); 

• Marketing and operation capabilities; 

• Policy support for high-quality CCRC, which are different from ordinary elderly care 

institutions; 

• The government's financial supervision of CCRC projects and corresponding 

regulations ensure that the operation of project assets can be carried out in a healthy 

mode. 

 

D2 

• It is necessary to introduce corresponding regulations for the approval and 

construction; 

• Standardize the charging mode to ensure safety and legality; 

• The issuance of domestic real estate trust investment funds will enable investors to 

gradually shift their focus from fast-cycle and high-turnover real estate projects to long-

cycle CCRC projects; 

• The uniqueness of the CCRC in many aspects such as market research, product 

concept, design and construction, marketing promotion, preparation for approval, 

service operation, etc. requires enterprises to have sufficient relevant experience; 

• Explore the elderly care industry to solve the development problems of unsaleable 

commercial land and enrich the product line to welcome the arrival of the silver 

economy. 

 

D3 

• Site selection, environment, product elements, volume, and supporting facilities; 

• A green channel for hospital medical support; 

• Dining standards; 

• Service level; 

• Local government policy support; 

• Charging models are acceptable by the elderly; 

• The elderly's understanding of the CCRC and their trust in the developer's 

professionalism in elderly care. 
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D4 

• Requiring the developer to have a certain amount of cash flow and capital sources to 

ensure capital investment 

• Customer positioning is mainly high-income elderly 

• Guarantee of source 

 

C1 

• A good cooperative relationship with medical institutions; 

• The location of the project is selected in a place with convenient transportation and a 

good environment in the urban area; 

• The product quality and service quality of the project should be good, with complete 

supporting facilities; 

• Project fees are reasonably priced; 

• Marketing promotion must receive more attention. 

 

P1 

• Reasonable location; 

• Reasonable functional division; 

• Product design and construction; 

• Good service; 

• Facilities safety guarantee;  

• Characteristics of CCRC. 

 

P2 

• Government support; 

• Promote economic development of surrounding areas; 

• Industry convergence, combine features of the local economy with CCRC 

development; 
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Appendix D 

Questionnaire for the critical success factors of domestic CCRC projects 

 

Part 1: Respondent background information 

1. Which city are you in?  

_________________________________ 

 

2. How long have you been working in the real estate industry? 

○0-5 years 

○5-10 years 

○More than 10 years 

 

3. Do you know anything about CCRC projects before？ 

○Yes 

○No 

 

4. Does your company have developed/is developing/planning to develop CCRC projects in China?  

○Yes 

○No 

 

Part 2: Critical Success Factors 

CSFs – Subjective initiative factors 

5. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not 

sure 

Basically 

agree 

Totally 

agree 

Strategically layout ○ ○ ○ ○ ○ 

Solving the development problems ○ ○ ○ ○ ○ 

A new model of urban ○ ○ ○ ○ ○ 
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renewal/project transformation 

Transition to development and 

operation-oriented enterprise 

○ ○ ○ ○ ○ 

form an industrial chain ○ ○ ○ ○ ○ 

 

CSFs – Social impact factors 

6. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not 

sure 

Basically 

agree 

Totally 

agree 

Government support 

Build a specific policy system ○ ○ ○ ○ ○ 

Build a risk management system ○ ○ ○ ○ ○ 

Build a service supervision system ○ ○ ○ ○ ○ 

Development environment 

Regional economic development 

level (high) 

○ ○ ○ ○ ○ 

Regional population aging level 

(high) 

○ ○ ○ ○ ○ 

Regional natural environment 

(good) 

○ ○ ○ ○ ○ 

Regional consumption level of the 

elderly population (high) 

○ ○ ○ ○ ○ 

Regional consumption attitudes of 

the aging population (advanced) 

○ ○ ○ ○ ○ 
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CSFs – Objective control factors 

7. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not 

sure 

Basically 

agree 

Totally 

agree 

Developer 

Capital investment ability ○ ○ ○ ○ ○ 

Cost control ability ○ ○ ○ ○ ○ 

Risk management and control 

capabilities 

○ ○ ○ ○ ○ 

Marketing and promotion 

capabilities 

○ ○ ○ ○ ○ 

Operational management 

capabilities 

○ ○ ○ ○ ○ 

Product 

Site selection ○ ○ ○ ○ ○ 

Design and construction ○ ○ ○ ○ ○ 

Facilities ○ ○ ○ ○ ○ 

Service concept ○ ○ ○ ○ ○ 

Service quality ○ ○ ○ ○ ○ 

Medical care level ○ ○ ○ ○ ○ 

Customer positioning ○ ○ ○ ○ ○ 

Charging mode ○ ○ ○ ○ ○ 
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Part 3: Further Investigation 

8. From the perspective of a private developer, do you think that at this starting stage, the standard of the 

success of the CCRC in China are [You can choose more than one option]  

□Profitability 

□Occupancy rate 

□Popularize the concept of CCRC 

□Explore suitable development mode 

□Sustainable dynamic operation 

□Obtain government certification 

 

9. Do you think that economic affordability is an inevitable trend in the development of domestic CCRC 

projects？ 

○Yes 

○No 

○Not sure 

 

10. From the perspective of a private developer, are you optimistic about the future development of the 

domestic CCRC projects？ 

○Yes 

○No 

○Not sure 
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Appendix E 

Questionnaire responses results 

Part 1: Respondent background information 

1. Which city are you in?  

Provincial Administrative Region City Number of responses 

Guangdong 

Shenzhen 27 

Zhuhai 1 

Zhongshan 1 

Shanxi 

Datong 5 

Taiyuan 4 

Shandong Jinan 7 

Hainan 

Haikou 2 

Sanya 2 

Sansha 1 

Beijing 

Daxing District 2 

Chaoyang District 1 

Fengtai District 1 

Jiangsu 

Nanjing 2 

Suzhou 1 

Fujian 

Xiamen 2 

Zhangzhou 1 

Shanghai 

Changning District 1 

Hongkou District 1 
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Hong Kong Hong Kong 1 

Anhui Hefei 1 

Hubei Wuhan 1 

Jiangxi Nanchang 1 

Guangxi Guigang 1 

Sichuan Chengdu 1 

Liaoning Dalian 1 

Heilongjiang Harbin 1 

Total 70 

 

2. How long have you been working in the real estate industry? 

Options Number of responses Proportion 

0-5 years 23 32.86% 

5-10 years 17 24.29% 

More than 10 years 30 42.86% 

 

3. Do you know anything about CCRC projects before？ 

Options Number of responses Proportion 

Yes 41 58.57% 

No 29 41.43% 

 

4. Does your company have developed/is developing/planning to develop CCRC projects in China?  

Options Number of responses Proportion 

Yes 20 28.57% 

No 50 71.43% 
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Part 2: Critical Success Factors 

CSFs – Subjective initiative factors 

5. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not sure 

Basically 

agree 

Totally 

agree 

Strategically layout 

1 

(1.43%) 

7 

(10%) 

5 

(7.14%) 

37 

(52.86%) 

20 

(28.57%) 

Solving the development 

problems 

2 

(2.86%) 

7 

(10%) 

12 

(17.14%) 

35 

(50%) 

14 

(20%) 

A New model of urban 

renewal/project transformation 

5 

(7.14%) 

8 

(11.43%) 

3 

(4.29%) 

33 

(47.14%) 

21 

(30%) 

Transition to development and 

operation-oriented enterprise 

3 

(4.29%) 

7 

(10%) 

6 

(8.57%) 

32 

(45.71%) 

22 

(31.43%) 

Form an industrial chain 

1 

(1.43%) 

5 

(7.14%) 

4 

(5.71%) 

36 

(51.43%) 

24 

(34.29%) 

 

6. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not sure 

Basically 

agree 

Totally 

agree 

Government support 

Build a specific policy system 

1 

(1.43%) 

3 

(4.29%) 

3 

(4.29%) 

30 

(42.86%) 

33 

(47.14%) 

Build a risk management 

system 

1 

(1.43%) 

3 

(4.29%) 

6 

(8.57%) 

34 

(48.57%) 

26 

(37.14%) 
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Build a service supervision 

system 

3 

(4.29%) 

2 

(2.86%) 

3 

(4.29%) 

31 

(44.29%) 

31 

(44.29%) 

Development environment 

Regional economic 

development level (high) 

3 

(4.29%) 

4 

(5.71%) 

6 

(8.57%) 

27 

(38.57%) 

30 

(42.86%) 

Regional population aging level 

(high) 

0 

(0%) 

5 

(7.14%) 

3 

(4.29%) 

33 

(47.14%) 

29 

(41.43%) 

Regional natural environment 

(good) 

1 

(1.43%) 

4 

(5.71%) 

12 

(17.14%) 

32 

(45.71%) 

21 

(30%) 

Regional consumption level of 

the elderly population (high) 

1 

(1.43%) 

10 

(14.29%) 

7 

(10%) 

27 

(38.57%) 

25 

(35.71%) 

Regional consumption attitudes 

of the aging population 

(advanced) 

4 

(5.71%) 

9 

(12.86%) 

5 

(7.14%) 

27 

(38.57%) 

25 

(35.71%) 

 

CSFs – Objective control factors 

7. From the perspective of a private developer, do you agree that the following factors are the critical 

success factors for domestic CCRC projects?  

 

Totally 

disagree 

Basically 

disagree 

Not sure 

Basically 

agree 

Totally 

agree 

Developer 

Capital investment ability 

3 

(4.29%) 

2 

(2.86%) 

4 

(5.71%) 

28 

(40%) 

33 

(47.14%) 

Cost control ability 

2 

(2.86%) 

3 

(4.29%) 

7 

(10%) 

28 

(40%) 

30 

(42.86%) 
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Risk management and 

control capabilities 

3 

(4.29%) 

3 

(4.29%) 

8 

(11.43%) 

29 

(41.43%) 

27 

(38.57%) 

Marketing and promotion 

capabilities 

3 

(4.29%) 

1 

(1.43%) 

9 

(12.86%) 

25 

(35.71%) 

32 

(45.71%) 

Operational management 

capabilities 

2 

(2.86%) 

2 

(2.86%) 

5 

(7.14%) 

28 

(40%) 

33 

(47.14%) 

Product 

Site selection 

3 

(4.29%) 

0 

(0%) 

5 

(7.14%) 

27 

(38.57%) 

35 

(50%) 

Design and construction 

2 

(2.86%) 

2 

(2.86%) 

8 

(11.43%) 

22 

(31.43%) 

36 

(51.43%) 

Facilities 

1 

(1.43%) 

3 

(4.29%) 

7 

(10%) 

27 

(38.57%) 

32 

(45.71%) 

Service concept 

2 

(2.86%) 

2 

(2.86%) 

2 

(2.86%) 

28 

(40%) 

36 

(51.43%) 

Service quality 

2 

(2.86%) 

2 

(2.86%) 

2 

(2.86%) 

30 

(42.86%) 

34 

(48.57%) 

Medical care level 

1 

(1.43%) 

3 

(4.29%) 

1 

(1.43%) 

25 

(35.71%) 

40 

(57.14%) 

Customer positioning 

1 

(1.43%) 

7 

(10%) 

12 

(17.14%) 

32 

(45.71%) 

18 

(25.71%) 

Charging mode 

1 

(1.43%) 

4 

(5.71%) 

6 

(8.57%) 

30 

(42.86%) 

29 

(41.43%) 
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Part 3: Further Investigation 

8. From the perspective of a private developer, do you think that at this starting stage, the standard of the 

success of the CCRC in China are [You can choose more than one option]  

Options Number of Responses Proportion 

Profitability 23 32.86% 

Occupancy rate 32 45.71% 

Popularize the concept of CCRC 48 68.57% 

Explore suitable development mode 43 61.43% 

Sustainable dynamic operation 47 67.14% 

Obtain government certification 45 64.29% 

 

9. Do you think that economic affordability is an inevitable trend in the development of domestic CCRC 

projects？ 

Options Number of Responses Proportion 

Yes 51 72.86% 

No 3 4.29% 

Not sure 16 22.86% 

 

10. From the perspective of a private developer, are you optimistic about the future development of the 

domestic CCRC projects？ 

Options Number of Responses Proportion 

Yes 56 80% 

No 0 0% 

Not sure 14 20% 
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