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China’s economic system reform began in the reform of the land factor market. The
continuous deepening of urban and rural land market reform played a vital role in eco-
nomic and social development. However, due to changes in the institutional environment
and flaws of institutional design, the land market has also become one of the most con-
centrated aspects of economic and social contradictions. Land transfer is a key link in the
urban-rural construction land market transaction. The system design of land transfer, es-
pecially the distribution of revenue during the transfer process has a direct impact on the
allocation efficiency of land resources after transfer and social equity in the process of
transfer. How to reform the land transfer system, establish a reasonable revenue sharing
mechanism, rationally exert the role of the government and the market, and promote ef-
ficiency optimization and fair improvement in the allocation of land resources have be-
come urgent requirements for deepening reform.

This book is based on the research line of “Research Background - Problem Anal-
ysis and Institutional Analysis — Empirical Comparison — Resolution Approach” . First-
ly, the research systematically summarizes the main problems existing in the current
land transfer system and revenue distribution mechanism, that is, the contradiction be-
tween protecting resources and ensuring development is increasingly prominent, the in-
dustrial land is expanding rapidly and the land use efficiency is not high, and the devel-
opment model based on the management of land leads to the accumulation of fiscal and
financial risks, the distribution of land value-added revenue during the process of land
acquisition triggers the conflicts of interest and social risks, and the expenditure struc-
ture of government fiscal revenues of land transfer is “valuing hardware and despising
software” , and then from the internal mechanism of institutional change and competitive
game relationship between stakeholders, the study have carried out in-depth theoretical

analysis of the essence of the problem and its institutional roots.
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The research believes that the internal logic of the change of land transfer system in
China is a process of increasing the marketization of land resource allocation, and plays
an important role in laying the market economic system, improving the efficiency of re-
source allocation, and ensuring the construction of infrastructure. But due to the limita-
tions of the land property rights system and the land expropriation system, the lack of
development of the land market has become the root cause of a series of problems in land
transfer. The core of the conflict in the process of land transfer is the change of the reve-
nue distribution relationship among different subjects. The focus of the reform is the field
where the development of the urban and rural land market is obviously lagging behind in
the current institutional arrangements. The long-term direction of reform is still based on
efficiency, and the reconstruction of the interest pattern is the key to reform.

Under the current institutional arrangements, the “left and right” competition
among local governments, the “up and down” competition between central and local
governments, and the “before and after” competition between different sessions’ govern-
ments have further magnified institutional defects and distorted the land transfer and rev-
enue distribution mechanism; although the land market divided by urban and rural areas
has a positive effect of promoting rural scomonic development and making up for the fis-
cal income of local governments at all levels, its negative effects on the erosion of farm-
ers’ land rights and potential efficiency losses require the establishment of a unified ur-
ban and rural construction land market. The integration should be based on the principle
of increasing positive effects and reducing negative effects; rural land transfer needs to
focus on the differences in farmers’ perceptions in different regions, and try different
ways of rural land transfer in different regions.

On the basis of economic interpretation and institutional analysis of the problem,
the research focuses on the key direction of the reform to optimize the tax-sharing system
reform through the improvement of the tax system structure and the fiscal distribution
system, the cultivation of the rural collective construction land transfer market from the
aspects of property rights and planning, the establishment of a dynamic and multi-level
revenue sharing mechanism, and the improvement of land transfer mode and manage-
ment process. On this basis, the research explores the formation mechanism and influen-
cing factors of land value-added revenue from the macro and micro levels, and com-
bines the comparison and evaluation of the existing land revenue sharing theory. The
land supply and demand sides construct the initial distribution pattern of land revenue on

market negotiation. The government tax and fee collection forms the second distribution
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pattern of land revenue, and the government establishes an ecological compensation
fund, intergenerational compensation fund and land development fund to realize the
sharing path of land revenue within the intergeneration and intrageneration.

On the basis of grasping the general direction and key areas of reform through the
above theoretical research, this research studies the different sources of land transfer in
China, and compares and summaries by selecting typical cases or models of reforms in
different regions from the perspectives of incremental construction land and stock con-
struction land. For the incremental construction land, the research explains the dynamic
mechanism and path of innovation mode such as land resettlement, agricultural land di-
rect access to the market, cooperation of agricultural land use rights and farmland
shareholding cooperation from three aspects: external profit generation, transaction cost
reduction and interest game equilibrium. And the research takes the land resettlement
model as an example, constructing the evaluation index system of revenue sharing from
the four dimensions: right fairness, equal opportunity, rule fairness and result fair-
ness. And finally we propose the reform ideas of incremental construction land transfer
and revenue sharing from improving farmers’ ability to negotiate for land acquisition
compensation, promoting land resettlement model, perfecting the land tax system and
increasing public finance support.

According to the difference of ownership, the research divides the construction
land into two categories: state-owned and collective land. The research summarizes the
current situation and characteristics of the supply mode and revenue distribution of the
stock construction land. Based on the macro-statistical data and micro-survey data, it
analyzes the formation and distribution mechanism of added value of urban shantytown
renovation, and builds 21 indirect performance indicators to compare the efficiency,
fairness and adaptability of the four industrial land withdrawal models. The research also
analyses the formation mechanism of the “three old” transformation in Guangdong and
the “land ticket” transaction in Chengdu — Chongqing area. And through case analysis
method, it summarizes and compares the different models and revenue distribution be-
tween “three old” transformation and the “land ticket” transaction practice. And by the
quantitative analysis method, it systematically evaluates the achievements in resource
conservation and economic promotion of two models. Based on this, the research propo-
ses reform ideas for the supply of state-owned and collective stocks and the distribution
of revenue from the aspects of planning guidance, market improvement, revenue sha-

ring, and coordination of government and market relations.

Abstract
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On the basis of comparative summary of the reform experience in Mainland China,
the research further selects some counties and regions which public land use and revenue
management system is relatively perfect such as Germany, the United States and Taiwan
in China. And it expands the connotation of land revenue sharing into land market and
non-market revenue sharing, direct and indirect stakeholders revenue sharing and the
sharing of benefits between land intergenerational generations. It tries to analyze the
three systems of stock land redevelopment, land taxation and land ecological compensa-
tion from the perspectives of system design and governance structure selection. It summa-
rizes its experience in incremental and stock land use, initial distribution, redistribu-
tion and intergenerational distribution of land revenues, and proposes policy implica-
tions for innovative public land use and land revenue management in Mainland China.

On the basis of theoretical analysis and empirical comparison, the research finally
constructs the overall framework of the efficiency and fair value trade-off of the land
transfer system from the three levels: resource characteristics, legal system and trading
contract. From the maximization of land transfer revenue and sharing by the public, the
research clearly defines the goals and boundaries of the transfer efficiency and the fair-
ness of distribution; proposes some reform ideas and specific suggestions about impro-
ving the allocation efficiency of the construction land and maximizing the land transfer
revenue by the market freedom contract, and improving the fairness of revenue distribu-
tion through government regulation of land transfer. And it also proposes some supporting
measures under the basic system from the aspects of land property rights, land acquisi-

tion, land taxation system, construction land use and technical support measures.
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