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EXA B =

This doctoral thesis consists of three parts. The first part is “The Issue about
Betterment Gains Return with Land Development”, which we study with reference to
some existing papers. From these papers, necessary and possible policies in Japan are
induced. The second part is “ Pigouvian policy to the external effects by land
development”, in which we analyze the optimal development policy, using the
theoretical model. The third partis “The Tax Policy to the Betterment Gains realized
by Land Development”, in which we propose the return policy of betterment gains,
analyzing by the theoretical model. These two policies are both “The Return Policy of
Betterment Gains with Land Development” in a broad sense.

In the first part, we set the policy theme of the second part cosidering the
internalization of the external effects and the policy theme of the third part
considering the source of betterment gains.

For these two policies we take the suggestions with reference to the Japan past
policies, some foreign policies and the proposals of learned experts about the Return
Policy of Betterment Gains. From those, necessary and possible policies are induced.

In the second part, we examine the internalization of the external effects with land
development. The private optimal intensity and optimal timing of land development with
external effect are different from its social optimal intensity and timing. The purpose of this part
is to propose the policy to achieve social optimal intensity and timing. So we analyze the effects
to two targets; intensity and timing of land development, by the Pigouvian taxes or subsidies
about five different tax base. As we have two targets, we investigate the optimal tax policy mix to
achieve them simultaneously. Then social optimal land development city will be achieved by
promoting or restraining land development.
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In the third part, we analyze the tax policy to the betterment gains that is realized by
the land development and the land transaction for development, using the theoretical
model. The characteristic of this part is to analyze the land market for the development. This market
is imperfect market. So the transaction between the landowner and the developer is made by the
bargaining which is made to agree not only the price but also the timing. The bargaining with two
factors is complex.

In this part, we investigate the bargaining process and suggest that the transaction timing and price
by the bargaining may be the first best. Further we examine the effects of the tax to the intensity and
the timing of development by the landowner, and to the timing and the price of the
transaction between the landowner and the developer. Basing on the above investigation and

examination, we propose the return policy of betterment gains without social loss.
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