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I Introduction

AfterthewarJapanhasexperiencedfrequentlandpriceinflationssincethebeginningofthe

1960s,whichsawthefirstpeakoflandpricehike. Sincethen , issuesonlandpricesandpolicyhave
activelybeendebated , butsuchdiscussionhasnotreachedrealsolutionuptonow. Thisisbecause
noeffectivelandpolicyhasbeenestablishedafterall. Thisalsoshowshowdifficultlandproblemin

Japanis. Tofindoutthewaytosolvelandproblem ,itisnecessarytoclarifyhowandwhytherises
inlandpriceshaveoccurred. Firstofall , inthispaper , wewouldliketostarttodividetheprocess

oflandpricemovementsintofiveperiodsandthenfindingthecharacteristicsofeachperiod.

Postwarlandpriceshavemovedincloseconnectionswiththechangesofspeedofeconomic

growth , trendofurbanizationandregionaldevelopment ,fluctuationsinfinancialmarket , etc. Then ,
postwarperiodcanroughlybedividedasfollows ,concerningthelandpricemovements

PeriodI:1945-1955 (Showa20s)

PeriodII:1955-1966 (Showa30s)

PeriodID:1966-1975 (Showa40s)

PeriodN:1975-1983 (Showa50-58)

PeriodV:1983-1993 (Showa58-Heisei5?)

*Professor,FacultyofEconomics,KyotoUniversity
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Thisdivisionofperiodshasbeenintroducedwiththedurationsofcycles , measuredfromtrough
totrough ,mainlywithreferencetoannualratesofchangein“ U r ban LandPriceIndicesinSixMajor

Cities"byJapanRealEstateInstitute , asshowninFigure1, andalsoinconsiderationofcharacterisｭ

ticsinrespectiveperiods. Suchanalysisshowsthateachcycleisformedinabouttenyearsandthis

roughlycorrespondstothefactthatJapaneseeconomyhasfacedturningpointseverytenyearsorso.

Thefluctuationprocessoflandpricesafter1955bothinrisingphaseandstabilizingphaseof
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Figure1 TheAnnualRatesofChangeinLandPricesbyUseinSixBigCities
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TableI

duration
duration

duration
fromtrough

withannual ratioof
frompeak

ratioof full ratioof
ratebeyond nse flse duration flse

topeak
20%

totrough

1955-66
year year year year
8.0 6.5 7.77 3.5 1.41 11.5 10.98

1966-75 7.5 1.0 3.02 2.0 0.95 9.5 2.88

1975-83 5.0 。 1.35 3.0 1.18 8.0 1.59

1983-93 7.0 4.5 3.46 3.0? 1O.0?

Souce: “Urban LandPriceIndicesinSixM勾or Cities(averageofuses) ぺJapan RealEstateInstitute.

eachcycleperiodisshowninTable1. Thedurationofrisingphasefromtroughtopeakisfiveto

eightyearsandaboutsevenyearsontheaverage ,whilethatofstablilizingphasefrompeaktotrough
twotothreeyears. ItisobservedfromthisTablethattherisingphaseduresmorethantwicethe

stablilizingphaseandtheskyrockettingrisesinlandpriceoccurinthelastseveralyearsoftherising

phase ,exceptPeriodN.

II TheMovementsofLandPricesuntilMid1980s

Now ,letuslookatthecharacteristicsoflandpricefluctuationsinrespectiveperiods.l)

PeriodI ρ945- 195~り

PeriodI(Showa20s)wasthetimeofpostwareconomicrecovery. Inthisperiodtheratesof

riseinwholesaleandretailpricesexceededthoseinlandprices , reflectingpostwarshortageofgoods

inspiteofsevereshortageofhouses. Soinflationofgeneralcommoditypriceswasamoreimportant

issuethanlandprices.

PeriodH ρ955- 196 6)

InthebeginningofPeriodII(Showa30s) , however , theriseinlandpricessteppedintoanew
stagewherelandpricesrosemorerapidlythancommodityprices , andthuslandpriceissuescameto

beamatterofgreatconcern. Japaneseeconomyrestoreditsprewarlevelanditbecameacatchｭ

phrasebyeconomiststhat “it isnomorepostwar"inShowa30s. Theageoffull-scaleindustrialdeｭ

velopmentarrivedandheavyindustriesstartedtorapidlygrow. Whilethisindustrialdevelopment

realizedabouttenpercentannualrateofrealeconomicgrowthandledJapaneseeconomytothehigh

growthline , suchindustrializationdevelopedinthePacificcoastareaincludingTokyo , Osakaand

1) Onthefluctuationsoflandpricesuntil1980, seeSakiyama(1979)andafter1980, seeNoguchi(1989)
andNationalLandAgency(1987-1992).
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Nagoya. Asaresult , rapidcentralizationofemploymentandpopulationtoexistingmetropolitan

areasprogressed.

Thistrendfirstbroughtabouttheincreaseindemandforindustriallandinlargecitiesand

theirsurburbsandthenforresidentialandcommerciallandbecauseofurbanconcentration. Asa

result , theastonishingratesofrapidrisesashighas88.7percentinpricesofindustriallandinsix
m勾or citiesandashighas61.9percentinpricesofresidentiallandwererecordedin1961whenthe

“National IncomeDoublingPlan"wasformulated ,asshowninFigure1.
Conversionofagriculturallandintoindustrialandotherusesadvancedalongwithsuchjumpof

landpricesandthensprawloccuredintheperipheriesoflargecities. Landpricefluctuationsinthis

period , however , almostcorrespondedtobusinessfluctuation. Sotheannualrateofriseinland
pricesfellunder10percentduetorecessionsin1962and1965toshowsettledownoflandpriceinflaｭ

tlOn.

PeriodDI(1965-1975)

Afterbusinessrecoveredin1966,landpricesstartedtoagainrise ,followingbusiness. Inm吋or

citieslandpricesrosebytherateover10percenteveryyearsince1967andreachedapeakin1973

whentheannualrateofriseexceeded40percent.

Themaincharacteristicoflandpricemovementinthisperiodwasthattherateofincreasein

landpricesinresidentialareasexceededthatinindustrialandcommercialareas. Accordingly , land

pricesinresidentialareasboostedotherlandprices. Thiscanbeexplainedbythefollowingfacts.

Theconcentrationofpopulationintolargecitiesstillcontinuedatahighrate ,thoughnotsomuchas

inPeriodII , andhouseholdsincreasedinnumberowingtothetendencytoliveinanuclearfamily
unit. Ontheotherhand , demandforowner-occupiedhousesgreatlyincreasedsinceanincreasing
numberofpeoplewantedtopossesstheirownhomesofbetterqualityinaccordancewiththegrowth

inthelevelofincomeandtheascendingsocialstatus. Manyofpeoplewhohadmovedlargecities

suchasTokyoandOsakaatfirsthadtoliveinprivate-rentedwoodenapartmentsorrowhousesof

smallspace. However ,heighteningofincomeandsocialstatusandincreaseinfamilysizeintensified
demandforhousesoflargerspaceandhigherquality.

SincenotonlydetachedhousesbutalsonewapartmenthousesconstructedbythePublicHousｭ

ingCorporationandthelikecametolocatefarawayinsuburbs , suburbanizationrapidlyprogressed
andsprawlsalsoexpandedfurther. Inordertosuppresssuchsprawls , thenew “City PlanningAct"

wasenactedin1968, bywhichlocalgovernmentsweregivenstrongerpowersoflandusecontrolto

preserveopenspacesinurbanareabydistinguishingUrbanizationPromotionAreasfromUrbanizaｭ

tionControlAreas. SinceUrbanizationPromotionAreaswaswidelydesignatedintheprocessof

enforcementofthislaw , disputesaroseconcerningappraisalofthepropertytaxbaseofagricultural
landwithinUrbanizationPromotionAreas ,thatis,appropriatenessoftheappraisalonthesamebasis
ofresidentialland.

Inthemidstofthisprocess , thesteepriseinresidentiallandpricesinthesuburbsalsopushed
upotherlandpricesinthewholeareasoflargecities.

Ontheotherhand , regionaldevelopmentgreatlyprogressedandwasinboomsinthisperiod.
AfterthefirstNationalComprehensiveDevelopmentPlanwasestablishedandtheAc
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DevelopmentofNewIndustrialCitiesenactedasapartoftheplanin1962,underthislawthefifteen
NewIndustrialCitieswerebeingdesignatedandtheirconstructionwasinitiated. Thispolicyaimed

topromoteregionaldevelopmentwithgrowthpolestrategyandwasrealizingitseffectin1965-1974

(Showa40s). Succeedingly ,theNewNationalComprehensiveDevelopmentPlanwasestablishedin
1969, whichproposedasadevelopmentstrategylarge-scaledevelopmentprojectssuchasthenationｭ
widesuperexpressrailwayandexpresswaynetworksandHonshu-Shikokubridgesandputregional

developmentonthetrackonafullscale. Asaresult ,riseoflandpricesbecameremarkableinlocal
citiesaswellasinm吋or cities. Inaddition , easymoneypolicyafterso-calleddollarcrisisin1971
causedexcessiveliquidityandnotonlyland-relatedenterprisesbutalsoenterprisesofvarioustypesof

businessgotinvolvedinspeculativelandtransactionaimingatcapitalgain. Thus ,riseinlandprices
in1973recordedthesecondpeaknexttothatinthemiddleof1960s.

Inordertocopewithsuchsituation , theNationalLandUsePlanningActwasenactedin1974

withtheintentionofsuppressingspeculativelandtransaction. Inaddition , drasticrecessiondueto
thefirstoilcrisisledtoterminationoflandspeculationandrisinglandprice. Thus , therateofrise
inlandpricesdroppeddownbelowzeroforthefirsttimein1975.2)

PeriodIV(1 9万- 1983)

Aftertheinflationaryperiodofearly1970scametoanend , landpriceswererelativelystable
untilthemiddleof1980s, comparedwithpreviousperiods. Thiswasmainlycausedbyloweringof

growthratesofbusinessandhousinginvestmentwhichhadcausedhigheconomicgrowth. Inaddiｭ

tion ,itshouldbenotedthatincreaseinurbanpopulationandhouseholdsbecameslowerandmigraｭ
tionofpopulationalsodrasticallydecreased. AsshowninFigure2, netinmigrationtotheTokyo

metropolitanareawasstillinpositivenumbersbutthattoOsakaandNagoyaareasturnedtonegaｭ

tiveuntilmid1970s.

Whileresidentiallandpricesrosebymorethan10percentfor1979-80 ,thiswouldbebecause
small-scaleresidentialdevelopmentbecameprevailingduetoincreaseindemandforcondominiumsin

majorcities. Afterthat ,landpricesagainmovedstably. Thennewchangestookplacesince1983.

III CharacteristicsofRecentLandPriceInflation

Thesharpriseinlandpricesstartedinthemiddleof1980sinapatterndifferentfromthatin

thepast. Atfirst ,landpricesroseinthecommercialdistrictofcentralTokyoin1983andthenskyｭ
rocketed , almostquadruplingbythebeginningof1987. Thislandpricehikeextendedtotheresidenｭ

tialareainthesuburbsofTokyofrom1986to1987andfurtherspreadtothecommercialdistrictsin

centralOsakafrom1987to1988andinNagoyaandothermajorcitiesfrom1989to1990. Finally ,
thepricehikeextendedtootherareasincludingresidentialareasinthesecities , asshowninFugure3.

However , landpricesturnedtofallin1991afterthepeakof1990withtheeffectsofvariouspolicy

ロleasures .

Letuslookatthecharacteristicsoftheprocessofsuchlandpriceinflation. Thefirstcharac-

2) Onurbanization,regionaldevelopmentandlandprices,seeYamada(1984).
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Figure2 Net-inmigrationtoMetropolitanRegions
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Source:AnnualReportontheInternalMigrationinJapan.

teristicisthattheriseinlandpricewastheseverestinthecentralbusinessdistrictofTokyoandexｭ

tendedfromthecentertotheperiphery. SoinwholeJapanlandpricesroseearlierandmorereｭ

markablyinthelargeagglomeration.

Thesecondcharacteristicisthatlandpricesincommerciallandsrosehigherthaninresidential

andindustrialland. Thismeansthatcommerciallandledtheriseinlandprices , butthiswasa

quitedifferentpatternfrompreviousones. TheofficialvaluationoflandbyNationalLandAgency

showsthatlandpricesinTokyoMetropolisbecame3.4timesincommercialareasand2.8timesin

residentialareasforonlyfiveyearsfrom1983.

HowdidsuchriseinlandpricesinTokyooccur? Generally , twomainfactorshavebeen

pointedout. ThefirstisthatdemandforofficespacesatthecenterofTokyowassteadilygrowing

sincethebeginningof1980sandthentheshortageofofficespacebecameacute , promotingconstrucｭ

tionofofficebuildings. Suchinbalancebetweensupplyanddemandoflandboostedlandpricesin

centralTokyo. Thesecondisthatexcessiveliquidityinfinancialmarketbyeasymoneypolicywith

lowrateofinterestgeneratedspeculativedemandforland.

Viewsonthecauseofthislandpriceinflationdiffer , dependingonwhichofthesetwofactors

attachto importance , andthemeasuresagainsttheissuearenaturallydifferent. Oneviewem-
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Figure3 SpreadfromtheGreaterTokyoRegiontotheGreaterOsaka ,NagoyaRegionandLocalRegion
(annualratesofchange)
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phasizesimportanceofactualdemandforofficespace.
3
) Andtheotherviewlaysimportanceonthe

financialfactorandemphasizesthe“ bubble" characteroftherise.i) Sowewillhereunderanalyse

thesefactorsmoreindetail.

TheincreaseindemandforofficespaceincentralTokyowascausedfirstlybytheestablishment

ofbranchofficesbyforeigncompanies ,especiallysecurityfirms ,sincederegulationinfinancialmarket
cameintoeffectandTokyowasexpectedtogrowaninternationalfinancecenter.

Secondly , therewasdeveropmentofinfomationprocessingactivitiesinbigcentralcities. Espeｭ

ciallyinTokyo , variouskindsofinformationnecessaryforbusinessactivitiesareprovidedinlarge

quantitiesandthroughvariousmediaofcommunication. Tocollectsuchinformation , therefore , enｭ

terprisesincreasinglyopenednewofficesincentralTokyoormovedheadofficestoTokyo. Inaddiｭ

tion , officespacerequiredperemployeewasincreasingduetothegrowthofinformationprocessing
activitiesandtheintroductionofofficeautomationequipments.

Ontheotherhand , theshortageofofficesupplybecamekeenasshownintheextremelylow

vacancy rates ofoffices inTokyo (seeTable2). Actualfloor-arearatio (totalfloorspaceof

buildings/totalareaofprivateland)inthewardsofTokyoisabout94percentasofearly1985.

Thisimpliesthatthereareconsiderablepossibilitiestoincreasesupplyofofficespacebyredevelop-

3) SeeMera(1992).

4) SeeNoguchi(1990)andtheBankofjapan(1990).
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mentsuchasconstructionofhigh-risebuildings. Newprojects , suchasOkawabataRedevelopment

andOsakiStationEastsideRedevelopmentwerealreadyprogressingandotherbigprojectsincluding

variouswaterfrontdevelopmentinthebayareaofTokyowereunderconsideration. Sointhelong

run ,supplyanddemandofofficespacewasexpectedtobalancebytheprogressofsuchprojects.
Itisalsonecessarytoaddthatdemandforhousing , especialycondominiumswasincreasing

nearthecenterandsubcentersofTokyo. SuchincreaseinhousingdemandinthecentralTokyowas

basedontheincreasingdemandforbetteraccessibilitytoworkingplacebecausejourneytoworkhas

becometoolongformanycommutersandthenthetendencyofsuburbanizationhasalmoststopped.

Next ,wewilllookintotheimpactofeasymoneypolicy. Inthefirsthalfof1980s, thecurrent
balancesurplusofinternationalpaymentwasincreasing. SothePlazaAccordofSeptember1985

broughtaboutthesharpappreciationoftheyen. Inanefforttocurbitandthefollowinganxiousreｭ

cession , theBankofJapanadopted“ easy maney"policy , loweringthediscountratetoahistoric
level. Thiscausedso-calledexcessiveliquidityphenomenon , underwhichsurplusmoneyflowedinto
stockmarketontheonehandandintorealestatemarketontheother.

Thenfinancialinstitutionswereencouragedtoincreaseland-relatedlendingsandrealestate

companiestriedtotakeadvantageoflowratesofinterest. FromTable4showingtheratesofinｭ

creaseinnewloansbybanksfrom1985to1987, itcanbeunderstoodthatincreaseratesofloansto
realestatebusinessforthisperiodexceededthosetoallindustriesinalmostallquartersandespecialｭ

lyremarkableincreasewereseenfromJanuarytoSeptemberof1987. AccordingtotheCorporate

Table2 VacancyRateofOfficein
Tokyo(byyear)(%)
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Table3 VacimcyRateofBuildingSpaceinTokyo, 1987(byfloor
space)(%)

central3wards Tokyo-to

~ 500m2 1.16 1.61
500- 1,000 1.10 0.74

1,000- 3,000 0.73 1.15
3,000- 5,000 0.04 0.36
5,000-10 ,000 0.12 。

10,000-20,000 0.05 。

20,000- 50,000 0.11 0.10
50,000- 0.05 0.13
total 0.10 0.30
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Table4 RatiooflncreaseofNewLoausforInvestmenttothePreviousYear(BankAccaunt)

AllBusinesses RealEstateBusiness(%)

1985 jan.-Mar. 16.3 29.7
Apr.-jun. 9.5 28.2
.Jul.-Sep 14.7 34.4
Oct.-Dec. 54.2 60.3

1986 jan.-Mar 2.7 32.9
Apr.-jun. 36.6 60.2
jul.-Sep. 42.4 41.5
Oct.-Dec 19.6 46.7

1987 jan.-Mar. 54.4 71.1
Apr.-jun. 45.8 63.8
jul.-Sep 64.2 87.5
Oct.-Dec 12.7 24.5

9

BusinessStatisticsQuarterly , theamountoflandownedbycorporationsconsiderablyincreasedand

manycorporationsinvariousbusinessseemstohaveacquiredsubstantiallandinthisperiod. While

itisnoteasytoseehowmuchsharelandacquisitionforthepurposeofspeculationhadamongsuch

acquisition , itcanbeconsideredthateasymoneystimulatedlandspeculationandconsiderable

quantityofspeculativelandacquisitionwasmade.

Asshownintheabove ,bothofriseindemandforofficespaceandforhousingincentralTokyo
andincreaseinspeculativedemandforlandbysurplusmoneyarisingfromeasymoneypolicycanbe

pointedoutasthemostimportantfactorsoftherecentriseoflandprices. However ,oneofthesetwo

factorsisusuallyemphasizedinthecurrentdebateonlandpriceinflation. Howshouldweunderｭ

standtherelationshipbetweenthesetwofactors.

Wouldthelandpricehikeasinthesecondhalfof1980soccurevenincaseoftightmoneypoli ・

cy? Tothisquestion , answersofalmostallrespondentsshouldbenegative. Thisisbecausetherise

inlandpricerisefor1987~ 1989wastoosharpifithadnotbeenspeculationcausedbyexcessiveliｭ

quidity. Itshouldbealsonotedthatinthepasthistoryoflandpricemovementlandpricesjumped

onlyafterspeculativedemandhadfullybeenactivatedintheeasymoneymarket.

Then , cantherecentlandpricehikebeexplainedsolelywithspeculativedemandontheconｭ

trary? Amattertobenoticedconcerningthispointistheinbalancebetweensupplyanddemandof

officespaceinTokyo. AsshowninTable3, thefactthatvacancyratesofofficebuildingwithlarge

floorspaceareparticularlylowin1987showsthatsupplyofthistypeofofficebuildingswasespecialｭ

lyshortofincreaseddemandforsuchoffices. Italsoshouldbeaddedthatthedemandfornewoffice

buildingswithhighqualitysuchasso-calledintelligentbuildingswasgrowing.

Thesecondimportantpointis that , whiletherisesinlandpriceinPeriodV oncommercial

areasincentralTokyoextendedtoresidentialareasinTokyoandothermajorcities , theratesofrises
werelargerintheareaswithhigherlandprices. Suchcharacteristicisquitedifferentfromthefact

thattheriseinlandpricefor1972~ 1974influencedbyexcessiveliquiditywasnationwideandthe

ratesofincreaseinperipheralareaswithlowerlandpricewerehigherthanthoseincentralareasof
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m句or cItles.

Soitcanbeconcludedthattherecentriseinlandpricestartedwiththeactualdemandfor

officebuildingandhousingincentralTokyoandthensoaredwiththeappearanceofspeculativedeｭ

mandforland. Inotherwords , actualdemandsetfiretopriceriseandspeculativedemandmade

thefirerageandspread.

TherisingphaseoflandpricesinPeriodV duredforsevenyearsfrom1983. Thenafter

reachingitspeakin1990, thecycleoflandpricefluctuationenteredinthestabilizingphase. Actualｭ

Iy, landpricesarenowfallingwitheffectsofgovernmentpoliciesfortheirstabilization , suchasthe
establishmentasurveillancesystem , regulationofland-related lending , tightmoneypolicybythe

BankofJapan , revisionsoflandtaxlawincludingtheintroductionoflandvalue tax , andsoon.
So-called“ bubbles" canbethoughttobedisappearingand1993isexpectedtobetheyearoftrough

endingthelatestcycle.

IV ShiftsofLandPriceCurves

Asexplainedabove , thecharacteristicsoflandpricefluctuationsarequitedifferentbyperiod.

Inthissection , wewillgraphicallydescribethechangesinlandpricesbyexaminingtheshiftsofland

pricegradients.

Inordertobrieflyshowlandpricestructureofurbanarea , itisconvenienttoillustrateland

pricecurvesorlandpricegradients , thatis, therelationofchanginp-landpriceswithdistancefrom
centerofcity. InJapanesecities , landpricegenerallydecreasesasthelocationbecomesfartheraway

fromthecenter.

InFigure4-(1)showingtheshiftoflandpricecurvesduringPeriodII (1955-1966) , gradients

ofbothcurveshavelittlechange. Inotherwords , itseems'thattheoldlandpricecurveparallel

shiftedupward. Asa result , theboundaryofurbanareamovedoutwardandsprawlsoccured

aroundperipheralareas.

IncaseofPeriodill(1966-1975) , therateofriseinlandpricesinsuburbanperipherywere
higherthanthoseincenters , andtheoldlandpricecurveshiftedupwardwithflattergradientas

showninFigure4 ー(2).

、川 lile landpricefluctuationinPeriodillbeganinperipheriesandspreadtocentralareas ,recent
riseinlandpriceswerereverse. AsshowninFigure4-(3) , therisesinlandpricebeganincentral

areasandspreadtoperipheriesandtheratesofincreaseinlandpricesweregreaterincentralareas

withhigherpricesthaninperipheries.5)

V FactorscausingtheRiseinLandPrices

ItisoftensaidthatJapanhasthelegalsystemoflanduseandownership , whichmakeitpossiｭ

bletotreatlandasameansforspecualationonitsassetvaluesinceitprovidestheopportunityof

obtainingappreciationinassetvalue. Infact , thecontinuingriseinlandpricessincethe1950sen-

5) SeeKashiwadaniandNakano(1987)forquantitativeanalysisofthelandpricecurves
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couragedpeopletoownlandasanasset. Puttingasidethislegalaspectoflandownership , wecan

pointoutseveraleconomicfactorscausingtheriseinlandpricesfromtheabovestudy.

Itisnodoubtthattheincreaseinproductivityoflandasaresultofeconomicgrowthisoneof

themostimportantfactorsoftherisingtrendoflandprices.

Anotherimportantfactorbehindlong-runrisingtrendofurbanlandpricesisthecontinuing

concentrationofpeopleandfirmstoTokyoregion , whichalmostalwaysmadethelandmarketof
Tokyotight. Especially , afterthereconcentrationtoTokyointhe1980s, whichiscalled‘rej uvena­

tionofTokyo'byMera(1989) , started , themovementofconcentrationseemstohaveplayedavery
importantrole. Asshownintheextremelowvacancyratesofoffices, whichwerebelow0.5%after
1984,theshortageofofficespaceincentralTokyowasveryacuteandboostedthelandpricesofcomｭ
merciallandofTokyo. Thentheriseinlandpricesspreadtootherusesandtootherm句or cities.

Theshort-runfluctuationsoflandpricescanmainlybeexplainedbythesituationoffinancial

market , whichisreflectedintherateofinterest. Asalreadymentioned , wehadthreeinflationary
landpricehikesinthelastseveralyearsofrisingphases. Ineverycase , wehadtheloosemoney

marketsupportedbytheeasylendingpolicywiththeextremelylowrateofinterest. Thissituation

intherisingphaseoflandpricecanbethoughttohavecausedlargescaleoflandspeculation.

Therearesomeotherfactorsinfluencingonthecomparativeadvantageofthelocation. The

mostimportantoneistheinvestmentofsocialoverheadcapital ,suchasrailway ,expresswayandroad

network(inter-urbantrunklinesaswellasintra-urbantransportsystem). Inthewholeprocessof

economicgrowthafterthewar , massiveinvestmentofithasbeendoneanditactuallybroughtabout

theincreaseinlandpricesasanaturalresultinmanyareas. Anotherlocation-relatedfactoristhe

supply-demandconditionoflandofspecificuse. Forexample , incaseofPeriodill , thedemandfor

residentiallandinthesuburboflargemetropolitanareasincreased , buttheconversionofagricultural
landtoresidentiolusewasslow. IncaseofPeriodV , thedemandforlandofofficeuseincreasedso
significanthythattheshortageofofficespacebecameserious , andbroughtabouttheboomofoffice
building. Thisinturntriggeredtherisein1

6) SeeIshi(1991)ontheviewforlandvaluetaxandMera(1992)ontheviewagainstit.
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Inthispaperwehavetriedtoshedlightonthefactorscausingtheriseinlandprices , analysing

theprocessoffluctuationsoflandpricesinadescriptiveway.

Thenexttaskofourstudyistoanalysequantitativelybyusingeconometricmethodsconsiderｭ

ingthesefactorswhichcanexplainthefluctuatonsoflandprices , andthentoexaminepoliciesto

copewiththelandproblem
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