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Abstract

In the past 20 years, China’s reform has accelerated industrialization .
But when compared with the rate of industrialization, even in some
provinces along the coast such as Zhejiang where economies are more ad-
vanced than other provinces, it hasnot achieved a corresponding rate of ur-
banization rate. Although some researches tried to explain this phenomenon
from different viewpoints, there is no effective explanation from the perspec-
tive of land system. Based on the existing literatures and investigations, and
using the case of Zhejiang province, this paper discusses the issue of land
system in the urbanization as the followings:

In chapter 2, the theoretic sources and research progress of urban de-
velopment and land tenure are discussed. Firstly, this chapter reviews the
literature on urban development, including the theories of urban develop-
ment derived from comparative advantage, specialization of production, and
economy of scale; urbanization theories derived from production and de-
mand, and Lewis’ s Two — Sectors — Model. After that, this chapter dis-
cusses the research progress on Chinese urban development and land tenure
issues. Finally, research progress of land tenure and urban development in
china are summarized.

In chapter 3, the research background of this paper is presented.
Firstly, in the case of Zhejiang province, the process of urban development
is reviewed, and the current status of urban development is described. Sec-
ondly the path and level of urban development is discussed. Finally, based
on the analysis, this chapter presents that the high rate of industrialization
has not resulted in a corresponding rate of urbanization.

In chapter 4, the author analyzes the impact of urban land use effi-
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ciency; functional zoning and environment quality affected by the traditional
urban land use system on urban development. Although the reform of urban
land use system has resulted in the land market which accelerated urbaniza-
tion, the low distribution efficiency of urban land, urban environment quali-
ty and spatial location have not been improved due to the lag of reform on
land supply system and use system of the current reserves of urban land. In
order to understand the logistic relationship between the collective land use
system and the lag of urbanization, this chapter presents a land — cost —
push model which can also explain how the reform of collective land use
system changes individual rural enterprise location decision to accelerate ur-
banization. The efficiency and equity of land use system reform in the pro-
cess of State — owned Enterprise Reform are also discussed.

In chapter 5, the author analyzes the impact of land benefits distribu-
tion system on land transaction, land price and urban renewal. Then the
paper discusses the shifting and incidence of land taxes and fees, and also
its impact on urban economy. The supply elasticity of urban land of some
usage and its reaction to cost change are also discussed. This chapter pre-
sents a model to understand the impact of land taxes and fees on the optimal
timing of land development, and the results of theoretical and empirical
studies on the logical relationship among land benefits distribution system,
optimal timing of land development, urban renewal, land distribution effi-
ciency and land black — market.

In chapter 6, the author proves the existence of plan failure in the cur-
rent land planning system by using two land planning cases. Through the
detailed analysis on the planning process, the author can come to some con-
clusion that the reasons for the plan failure phenomena are uncertainty of e-
conomy, market failure, administrative intervention, and lack of coordina-
tion among some government agencies.

In chapter 7, the author begins with the analysis on how the conflicts
caused by current land administration system in administration of land uti-
lization certificates, land market, and ” Two — Planning” ( coordination
between land utilization planning and city planning) hinder the urban devel-
opment. Then this chapter studies on the logical relationship between



6 R R E L WERR

rent — seeking and land administration system. The conclusion is very
clear: the characteristic of extra — budgetary revenue in China’ s fiscal
system provides the possibility of rent — seeking which led to the conflicts a-
mong the government agencies concemed. The author believed that the na-
ture of Non — Pareto — Change in the reform process is the reason why the
problem of current land administration system hasn’ t been solved in the
long term. The possible solutions for this problem are the demonstrative ef-
fect and forcible reform.

In chapter 8, the author argues that China’ s Economic Reform dis-
closed the fact that land expropriation system which was built and developed
in the times of planned economy partly led to the formation of land black —
market in the suburban area and the low efficiency of land utilization.
Based on the analysis on the current legal system and the compensation
mechanism of land expropriation, the author demonstrates that the major
defects of the current system are abuse of eminent domain and unreasonable
compensation for land expropriation. In current system, the loss of the ex-
ternal negative effect caused by land expropriation is ignored. In fact, the
investigation proves that the farmers’ protest caused by the unreasonable
compensation for land expropriation and ceaseless bargain increase the post-
pone cost and the transaction cost, therefore, reducing the efficiency of land
expropriation. In addition, low compensation to obtain the land reduced the
efficiency of land use.

In chapter 9, the author argues that the current rural land tenure can-
not provide the incentive structure of making agricultural surplus labor to
give up their land and to migrate to urban areas. Based on the analysis of
the relationship among land lease, formal contract and agricultural land val-
ue, the author argues that a long - term formal contract of agricultural land
leasing will increase the payment will of renter and charge of lender, so the
land rent will be higher than that of short — term lease or informal contract.
The author believes that if a long — term lease market of agricultural land
can be established, it will provide agricultural surplus labor the proper in-
centive structure to rent out their land in long term and to migrate to urban
areas.
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In chapter 10, all the contents and the major conclusions are summa-
rized. Based on the previous analysis of land system in the process of ur-
banization, some feasible suggestions are proposed. Finally, this paper is
ended by the short prospect for the continucus study on this topic.

Key Words: Urbanization Land System Land Use System Land
Planning System Land Benefits Distribution System Land Administration
System Land Expropriation System Agricultural Land Tenure
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