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Background: Conflicts between the rights of private landowners and the public interest and balancing
between the two has always been one of the most important challenges of spatial planning. The
increasing expansion of cities and insufficient supply of developable land have made right to use and to
develop, the most valuable resources and the ambiguity in defining and determining the owners of these
rights has led to unproductive competition between landowners, developers and government agents,
the conflicts of interests and increased spatial inequality. This trend has made the need to pay attention
to institutional requirements in spatial planning more necessary.

Objectives: Therefore, the aim of this article is to explore what the land property rights and its
components are and to explain the relationship and interaction between spatial planning and property
rights institutions.

Methodology: This research is fundamental based on purpose, and qualitative in nature, and by
adopting an explanatory-exploratory approach, it reviews and analyzes sources and texts systematically.
Critical realism has been chosen as the philosophical position and retroduction as the logic of reasoning
and strategy of the research.

Results: By Using the new institutionalist and property rights approach and applying institutional
analysis, this article in addition to a theoretical framework, develops a conceptual framework that
explain the relationship between spatial planning and land property rights institutions and how these
rights are allocated in the city.

Conclusion: Whatthe applied institutional analysis tell us is that the final products of the spatial
planning system, such as zoning, regulations, building codes and permits, are a bundle of rights for each
plot of land, and resolving the conflict of significant interests in urban land development requires a
precise and clear definition of owner of each component of this bundle. Therefore, it is necessary for
spatial planners to focus on how to allocate land property rights, optimally and to detemine owner of
each right, clearly.

Highlights:

The key idea of this article is that urban spatial planning system, by determining the place, type, volume and intensity of
land development, allocates land property rights and its upper space (air right), as the most important resource,
actually. Thus, the amount and way of distribution of these rights and defining the owners of them, determines the
outcome of the land development process, i.e. the production of space.

Cite this article:

Goleij, M.R,, & Sharifzadegan, M.H. (2022). Developing a theoretical and conceptual framework explaining the role of land property rights in
urban spatial planning. Urban Planning Knowledge, 5(4), 189-211. https://dx.doi.org/10.22124 /upk.2022.20497.1674



mailto:m_sharifzadegan@sbu.ac.ir
https://dx.doi.org/10.22124/upk.2022.20497.1674

ISSN: 2645-5412

CasIlo 598> (o o (09080 § (S oW W92 3 le> (w9
' S 200 33D 53 40l g 48 (o

* d\fb\)g.md.w o 9 '@lf [W-FRee

Ol (Ol ¢ i e o83l ccg3la e 5 (g lomn oSl glaibate 5 (o e o melg o,57s Kty

Ul pl Ol g ‘L;“.i*.‘;.\:.@,i:ali.ijl; ‘L;J'L‘,@:.jdjl““.&:‘;l; cslaabia g 6 ,gs @ljl’ﬁd}i)“b)! o}fﬂ:ﬂul.\'

m_sharifzadegan@sbu.ac.ir :J st o 55

oS>

-

Ao SN

=0l e il ojlsen 93 cnl e Jolai aloml (gl M g peges aBlie g pogad (Sle Bois (s 2l e Gl
ly omej dnwgi g ool 3> chngs B () 4 0l g, g lojred (38l39) (S Cul 0391 (2l gyl sl
o) Q8o Wgopd ) o o> (ol CuSlle (35 (S pis g Gy pladd g 0dged b ae Bl
P33} 45 Cnl osd (L (ol pli g (pogad 5 oges Blie ST Wi (ol S sl o505 9 (A9 ke 5 () Sang

sl 4Bl (6)905 (il |y (ldd (it » ol leljll 4 2

R

Sl o 5 95080 AL = 3,509, 3501 L g ol a8 Tale 5 (2l Bam ululy gy 0l 200b,
SBsl (haghs 3paly 5 SVl Ghaite Slpisdy 5olS 5 (Al oge lyisr oMl 2l S EBly il e gte 9 Rlie
ol 04

sl st opdle Wlie cul (ool i (554 5 cuslle Gl g > (S0l il eslisl L iy
DRSS (S8 g (mej CaSlla Boi> 5 (LS (50005 30 93 (o (RS Ol g dlaly & oo Lgzlea S s
loi o Bl S o ) e 3 5>

5 by counaiay i Jl 2lad il s oled Y game & WS o ol 48,54 (03l o 36 05 At
2 25 b8 glie sl 5 (215 Jo gyenlil el oj addad pn gl cauSlle Bgi> At S Bl el alyy 5 ) e
ool 3958 Calpliy Sl g iyl Sl ) Sy o ISe ST g 38> el 5y Wil SR o) An
A )5 0 dog (9l ) Bei cnl JBlle et g e Bor paraS 020 )3 (eIl (2ldS )40l

s g OIS

&) e Oy ke G 5D dawg O g e 98 (K0 e b e olaB (ghyaely plla oS 34 o SVl dlie oyl >
3> ol el Gt g 9>l @ 0928 5 e oy el () o VL sldd g o) cuslle (g 3 o0 S
A5 o o |y e 5 Gl = S (Sl A iy (e Amoss A1],8 o 5 30

VFo o (gilupged il
YWV Slrio & 05l B 0,93
YA/ EIVY edl ) g
WA 2o pdy )b

(shgf Alie

e w53l b Hao 1y wuls
O3 s g ) aSle

ailetaly & €l b iR 2)50 (2ldb (Si2)00by 9 0) CeSlle Goi ol (ool — el S lgie L Can oty (515855 Al Sl 485y dlie o]
ool iy daged oSS (5l yoi 5 (5 laxe 0. (3 pod ok 5

https://dx.doi.org/10.22124 /upk.2022.20497.1674 Y\ VAR (¥)8  silupgsd iils



mailto:m_sharifzadegan@sbu.ac.ir
https://dx.doi.org/10.22124/upk.2022.20497.1674

V4.

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

o 3l
loluco g Jlo g laluwo gt 95 STz S JUSElel 3 |y 5 0yl (lol s oS st " il oo (2) peoly
(Ve P oo o) 40, 85 o T ey g ST s JUS) g e s S
Ot 5 ool L Lol (Vo800 uditly 5 5295) 20818 o] 51 155 e 5 3l sl 39 b (S51S5 e el
(VY F Y VYA T s 5l 8 4 Ve oD ptiang) )0 459 cuSUle Gad>
(F VML ECSLY) 3l oges VI ol dis coSIle 3gis dingy anass

29 Syl g pgl syl (sl dnsly bl g ol ploinl S gl (sladiasiiio I glio sl (oS ol polusl
Sl w5 kel dbul olas ol 3505 Byl g (ol 1y ol g5k 5 b Jsely cuol oY o)y Sales g ol 4 5L
Losles cpl 5l 665 93 (spydolipn 5 coslo Mty 929 (aladles 0)lgen (08 dloajl) wlas (gl sl (rox Cunlgs e
oled Jald)euSlle aslgd Slgsl Jlosa aidly oo glio I Lo ooliinl ogud 5 jome (1390 (SMis JUid 4 S p oS Aty
CapdeS GRS g 03138 (i o (M (o e @y M) S (36 Sl 5 LLAE > ) (G55 9 cwalie
g 5l e Mo |y sl gl ol 3529 41 (55500050 g ot (18 blsl 5 355 08 Byl Sl e
w55 (VAF &l sl ogas gilio 5 YIS (yuol 5 oo dlsty yameasss oo (3539 Canlo 45 1l o cuSlo
CuSlle Boi> I Canyd ()3 p Cusgpie (pl Wb Cusgpdo (oges Cundio & gyl b (ghaydely plas bawg (gl
D) CaSIle Gl dnwrg 4 (SNt $p2)4bp plas 6 Esb g 30 SIS pogad g (ages laojox (e g (o9t
O9elet okl dmogs b 95 on ploxl (oges) Siite i el ages (Sdles lawgs o (phe (53068 ($2y806 0 Lol
(ForY Yg) s LS55 bl ogas casle

SRSl (S ogad coSlle jlosliial 3 Wged Sy 3 9 )38 Jles] 3 gy Ko 3> o bl Jols
sogad CoSllo ok (0,18 493 o6 ] Bl |y 990 (nl Cusli) gl (e g (oages o oulul (19 > legidge
G oebelp Ty o) Sl okl 092 3y90 53 (65 el (3> &S Cunl (pogad o (S Sl e ST (og0s B9 9
obol w1y Cllas  elainl Jlaiil ej (608 385 )0 (6)l8 B 3> oS o)l 1,8 gy (K> (gamw 3.0l lalus g B puad
Moo dgute |y (pogad ey CaSlle Bgi> Cuial & Sl = Bois SNl )b cages VI Jgie (lsisar 055 i85
Loy layguiS 1 (ke )3 (VN & higiliaiyo g (gdlaie (gl canl giio (Sbljo b (ogos SV S dasriio 1)l
Sl 3 1) (e il oolial & ((sinaing) (ooulail o) ) iyeli ) (lad Slial 4 oliws (gl (w Hgbay
8 5l o e o cuSlle sis (05 oSyt salaudgime Jlas b S o odlitl oS o Sgdme askido
Cplasg) WS e dgazme | wS ool 355 oSl (g 1 Al e 30 4y (plmogid 5 lashy) (shnaing (S xS o0
g wliaiopt S35 Sl cuSle g dnwss 5 Sllo Sy cuSllo i lojad 1156 5 Cignddi 45 ) 1 opde (F Yo -5
odd atwlgdl sl Ol pl el dmog JyiS g olad (ciydelypn ol 10 a5 51 3939 15 (6ol 3,190 ey oo ka5 4 4Vl
5035t et JB 5 oloj Jsb o amsly )3 (ogas coSlle o> Jad 4l 5 0y2u8 Bk (V4o S 08) el
Olgisds ios g milas oo o 1) 3510 )l (clo o dbml bad a5y (obad (o52)a0lp i pogad CoSle )08 ]33]
P9 o0 At 5 (6 e drwgi ozl g Bl (g pd3ES 5 Ml gle

1]Jacobs & Paulsen, 2009
2 Webster, 2005

3 Fischel, 1978

4 Lai, 1997, 1998

5 Libecap, 1989

6 Alexander, 1994

7 Booth, 2002

8 Public good

9 Cai, Murtazashvili, & Murtazashvili, 2019
10 Needham, 2006

11 Van der Krabben, 2009



AR

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

e Sl )3 )5S (SBbaswg (e 2Ll slp il lyisa & Cuw (ligSa cusle Gois Curl 09l
O 5 5> IS 5 Gl ol 4 6068 ©IEe (38l35) (1S 5 @ i o )5S 3 e laoay
o 5 pogad CoSlle Goi> e Lot b 2ld8 Syl Pl Gl b a ogas SV (ol ) soges
gy 5 03938l 45350 (g 3y40lp g lamgy dlile w815 5 elaml (60,18 < youd o3gae bt st Wbled Dbl Jolad eges
OB (B 3l sl st 5 (oges )l e b hlie 53 Ll 355 0 bl (05 (S (B el (25 LB
55 4k dnwg 3> 3l oalisel Ly IS0l ol 55 48 3905 Sl ol (sl (slodg 81551 S an e a5 S
dlie 4 Gz psltio gl ] g5 5 Sl Jlane 1 £ (5 y0d dnwgi (sladelyy )3 (o) (S e Hgieo poyme
S 65 b g S bl Slo (05 6 )l8 wsdangs ok bl & Gl S8 Ll ) g s0d (ooBy ceSllo
3 (58U 03938155551 dlgie I i g aed drgt sl il b cuns 3 SIS Goi> 5 cuSllo lalsd 5 (olis s &
5 oges SRS 35 pae Gl el g a5 BYS (p ke Sl Cali B nionen g dawgi B> 9 gt e 3>
b 03938l 5 Syl e o))l (Ve paiiocs ply 5 Sl ald) Cunl (1L agalse 1> (b oo pllss S
3 6o o B sl oyt podgas bl cuSle gis aS ] ok ( olad (ciydaly plas g eges i wloladl I
PSP Mele lbuop g 22 Cil) (oyme )> dden dang g (o) | 029105l S Ailea (b (cages 09>
3 5ls ol b b olatd] asog 3> 5 ome; Sho Jl 38 d9u (3905 dindir gl lojles g S8 sl 035 (1) dmwgs
5 ol Olyie g ls 295 > 4y o jpcd g o jotS 51 (gl > S o o) il oy 5 (5 )3 ol oy ac]
9 0o OSe ) s ool b g ol 0l VSl (] e g g yé ) (il @Blio (215 > elie slo) gl
oXals’ W9y 9 Waeed (1938159) (B yieS (imed sl 0ud il cpl @95 0970 g dmg (3 S D (eges g (Hgd ke
2 AP phe 5 Casl 1S dnsg e (sline 4y & 1) (o) drogh 3> dlag] edgae )3 ol LB (ej 4 e
sl 03905 hos3 paie (p 05l g Cn Fake 4 cCwlld 1) (e 039381 85

bls)l pas 5 s Copde pllas > CaSlle B> 4 (k290 9 (o908 B9 9 (20903 B> O 02 (M Bk
bdd lojlo 5> (alai 0 5 )5S (g5l el Ul )3 nd G Slyyho 9 (815 5 (60D drws Sap)b o (pds) 5 S95
Sl el PS5 lgizmn g Coplo (cogiad 9 (oges @l (515 g JlE Cpl sl 00d (LS (6 S 19 inren don Sl g njecd
bas Lolay o1y eges 3oi> 3350 g e &S Cawl 00 G 5 Cawl 03903 Colid lbCartin Cuomw 4 (g s 3850 51,
o 0 (ol P 4 pomie (cages @lio g (pogad SlSlle Foi> (2155 9 SIS Sl ST A 295 AL 3ok
o llpd) CwslondS co ]y b jaed (olad pllas (oS g (S S5 wh g Sl 0313 Bgu (ogee @Blin b ablio 1) (LSl o1
OBle Bg> (o 288 3L 98 el (2lad (S yaelip Sl (a5l S Calnl (VT8 (Mo (25 9 )lelS
2 25290 Cunbly g dnwgs ool Bl (o SIS gl Conl 1B 53 93 (nl o 5 pas g (ogee @lie g (oga
oS (slojaed el )3 (6 y0ed AB) a9 g 018 ML J S gy slroged g bjlpl oUly 4 Gliebl pac g bajecd
1 6oleg Sl 4 dngs po3l  soges oy lods g by el pas g (eobaidl (el L g 355, ol pod &y dsags iy
el g oles b (osas )3 oty il 1) (liydaliy Cosl (glam i g alo ST 1) 10 2l (5304005 plis
sl 030> Fgw (8 = (A (SLAS Mg g (S Laoe 4 eaimd JS (H8ly sl g5l g bajlS Lo

9 O Cullle Goi> oS 390 Glo Copond kol Gy @lie (ol (AagRdy9e Edge g dlins Glo b Billae
2oy cellle lacudsine 5 Goi> 855 1l (aldd (shyely Mo 5 30 b lad by pls ) 2L
&9 0579 9 CaSllo (59> 9 ()4el s dlatly (e 9 S50 Gl Ol (Bl 2 Sl g T3 panaSS b
b las g e 2l)0ls Cobay (35,84 L g wldgslae Glagiup 4 Gl ) $3905 0dlatul 10 53 (mej CuSlle o>
PlsS oy GBS e g Alarly 00 el osrio 9 515 sl S iyl bilio alpi g oSl i imy o 4 by
lasles 5l (6,503 asgerme lyiedr (o) Cullle (Boi g (oo Ae1o8) Ladles I (lasgoone (lpicds o (LdS (0)aab
(el (i) o b Lo S5 i (pl s ) bod oo ] el )3 B> (nl pavass (SsSe g (CuSlle i ditun)



\ay

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

..\SL;O QTJ‘.?’D‘JI ‘MS@ OJLé.:-AAJI ).e(u.: )J rv]é.)

S Sl
Sl 3gia 5 CuSdlo (3> porde iy 5 (213,

kst (sl oo el 45 Al e silitel 5 (WWAY < 3ley) ol 3lite 5 3 033 (o (sllaly 1y ol e3> pogda iy o
2 ez o sl (gilitel g Bl e3> Sl b sl 43,8 Jaipd T 1 (B 09w 4 SIS il )3 el el
Iy 8L il awsly g U ojlw o 0B 1) (asud &S sl (BMS] oMo 5o uiomed Canl)ly drols slael plo ply
(YO NAYD O wg59,S 5 i 4 WAY ¢ Jb) jliel g cuSle o )i8 il paie dw glyly (IMS] CanMo opl g s plol
lamals )3 w3l by 31 i ol cllie lue 3> a5 conl )] Loy ludl oS5 p> 3> 03)91 Cand & Cellas Yo 31 (S
cludd piass (YAVY) Y}ll) OB o 4 g 3yl S um; cllis oz 5 090 olwlad o3 3o Wb ll 0 1! cllas
4By 5l s 5 sl 4 B bl sdon cplpl )l Ll o 4 Bl des wosl elain] slaoles g glozs]
Llod,S" oy yai € o> colo o 3o 0l 4 ) clie aawMd &S cwl > oyl

Jls gae QLS T olil oS ptio a0 53 5 (g AW Tplisan (9B & 555 55 coslle &l il
Candg 4 baye cou ;> €l LS ) V20Y Jlo 0 %pla )b s (lp ale gto 1 33,5 03l (6o VYYD
S 5 (W5) (3520l IV - -IVTR) Y (153 e 15le (S0 s 52,5 0 |y ol g Eygo (s
BB lp ol (slal ol 1y caslle 3ot bl (olad 9 Slab oy ) g Con 4 SSlle i 2050 )3 5 (VP
Sl i e JllsS dnsle G 5 i b 38 93 oS el (VoY Hom 5 S adls 135 ) oS gle 9 98
B oo wblih CoSllo o> lsieay S o o 1y Caldy cpl S (B0 2l &S (sasls8 il o S o) it VIS g5
ool (S5gSs cpsd (slp oS S eloinl — )l clacd oy cuSle Gois (VAVY jiaed g olad] £ V450 (L)
olail Y Sy Sy ey Sl o Ggin (Y- oA cladl) wloads syl esbadl (YIS | puie S Slas
0S) J Sl 85 93 n o g i e el g (VoA i) 33 09,505 5 o o 45 9 4y S
(00 0 iy 5

Y 5 Toslinl 3> @

YE 5l selyd e 3> @

AhXs 4 YT il 5> @

ale g Jlasl 5 S35 By 3> @

w3 &5 SUsy o S (e 90 |y @lie 59y 2 CuB) &5 33,5 oo (35 Sl aw (pple )3 Sl o>
5 diso50s) (9> CaSlle ) o yde [l CoSlle 25 Ul yge) N3l (> 255 1ol 23l pb csUlo (5o

1 Grotius,1925

2John Rawls

3 Code of Hammurabi

4 Magna Carta

5 Hobbes

6 Leviathan

7 Hume (1690), Locke (1739-1740), Blackstone (1766) and Smith (1776)
8 Lueck & Miceli,2007

9 Alchian, 1965; Alchian and Demsetz,1973
10 Bundle of rights

11 Klein & Robinson, 2011

12 Use Rights

13 Transfer Rights



Vay

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

Comg 32 S g (B3> 01)b) Lasd § o dlaly oSl B a5 Cunl daine 50 (60,505, Cawl (aogad CuSIle 1,
Lot 3:d9m el (Y10 plosd) 5138, plyisl 35 (ol 4 2L 45 (6,503 3,8 o 5 35 005 (2l 31 3 ey oS
QB> dgag Sl dadsy (L (6,550 0,8 oS cunl 3> S sl (098 oKin 4 5505 QLg9AJ:&,\§L"(WW‘\°k\Y‘)‘.\lé9m

Lsds &S Cunl glalaly coSle sga ¢ Ssi> pMawlay ok |y 5o jl ool 5 ()l poyng ojlal Cunss 3,8 4 a il

ol Ay g o Abgn 1S o e |y 0oyt g Slo ey sy 3 48 cmd e pobuars] Slo & |y oo s
@38 ltel (3> ol alesl 5l il elil 2 (59 38 (oo iy |y GBULo et 9 Slo (g Lally Sl (slodiomy A goome 45 3905

Blie asdsg b 500 Gasud S JBlis sl atil g g A pasd ST 0 Sey cpl (elel oyl 0)lil Culgans 4
ly syblie ailsy wlos Jg oS i sleal jases ol 5105 aldlae ol odlitwl g cusTlo )3 48 sl azily 929 ol 0

S pomb b yd aSl s "&" 4o guady 3,05 oul Cyguo ‘j 2w Sl sl Jleel BB 4o S 8l alde oS
a3 jobay Lo Ko ol (Ve Ve ponl )5 g pr Sl a4 WA AYAY ¢ Sho) Cawl B o odlal b Hlad ] lael aile 3>

Ll 00 uLu )_,) J9.\> 2

V Jg>
opat collle o> (gl Spis bl 5 (Siuuras
Sl o
BlSS/ Ay &

gl () Sly @
KV PV VY T RUWH

& 9N
S g o) ) bl b e 4 3959 51 1) o ailgs os @

mo Jesl Sl Lawgs & S8 Laslg,y jd lpss ol o o, @
.M‘" Ja:mﬁ ‘)9»\:}

g owej Dlg Bl 50 @

LS )l o) A (S el L5 LK e
Cu 3o/ 3ol

O 4399 ¢

ol il ooy g odlaiwl @

w5 & obley canl @

(058 353> 1) Jos ploxil 3 (Il @

WA ,ad

o 4 Jlsl e

G550 4 yedllpble 3> S (gllac] o

Sl pas /dlgSU

Lipd 58 095 claaiwlgs mlas 1) o il 05 1,y @
A0S Bls 1y Sl wliliel 5 o> dlg o 1,0 @

L]

So bawgs (6,555 4 odsllae] clibiel y3 ailg 05 o)),
Aoles s

A3 2,8 4399 jliel g 3> gllsl @

B0 (638 @y il Cumg pas b Culgius pas @

Sy o il S liliel g Goi> Sy o 550335 g @
.

So bawgs osnsllas] 5o o ljliel Llg 05 (6,505 (63,8 gun
D o il S 25 4

VAL T 51 9 VAEF a5l i 4 Vo0 TS 48,5,

o> (IO 9By ol 5 el 0gos ol 3 a5 09 Jleel L5 o a5 ol (glodlizl Lpsas Jolis cuSlle 5>
oSl o .(VAAY & 5L ONAVY raed 5 olodl) wiS o a9 Goi> 5 (oolaidl Gois atwd 93 4 1) cuSl
oyt Sl g Alail ol ol 55y b gt oSy JUi] b oolial 52, 31 daly3 canS Ul lgics solual
g o J) 290 oy o bl g Colos Cou o> (g (S8 CuSlle o> 298 o0 Crp (938 S99 (Bre

1 Hohfeld,1913,1917

2 Cole & Grossman,2002
3 Vandergert,2005

4 Carter,1989

5 Barzel, 1997



\a¥

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

390 33 Bl Qg lgi o CeSlle Bgi> i 1wl (elail 39290 S uSlle o> 9,cnlj) (VY L5 DS (oLl
3l 4l 32 (WolSols aiglss) (9 ©ygon ol Jlasl oSl gy 9 (US98 disg) ool Jsas oo
porcie & Bpal 5 (I f ) 42)lSe (993> U psrde ol 5 ceslle > alr (05 odmy 9 loj <335 L
oSl Goi> &ly (olod ;D &S cul o slixe 4 Tedgd dbales 3> il b bas SKSE BB e8>l claid/ glatun
g oo d93me ol )] odiles clgd 45 dxols paeua g Cardie wawlgd ) dduod > (pl s ()lasdl g Glho 5 ,a
(Nbo) dnwgs J S 5 okl s ¢ sog0e odlisl gl cola (a3 ASlo @)l (e Kby (Bsi> 5 anol
Wiy oyl polis g elinl p ot g JyuS aSl wuns adlie g coudyge T ild CuSllo ojg pal (YA T yo 51 a5 4 ¢ VYAY
B9 45 onhi 23 (9 UsS sloojes Sl damte g Cilsee cinlad j5p0 Ll (VAN alyy) conl cold) 5 el oro (3o
oo lalS g 393 1) CloS” @l (59 2 ol & Canl Clags 5 Boi> I JStite g (sloinl (o3l g colup cuSle
5> A &S Cuwl SS&5 B g caliseo slinl ol culio G e w5y Mol Cas (syli8 Cunlaw Hl3l S laisdy picron

ol o Wadin 25553k 5 mig Bopb jl slenl cdlis 3805l gyt 5 305 s pU

ol BBuR;yl 9 e

el dawgd g9 Aoy 9 Byl 9 «SJglgS] g (392 (SlAble ((Bpan slaghi)l 2l g Sl Jele I (S e
Dyl dsols jd clae 5 LKL ‘_’ﬂ oo ally g ‘_’j CoSle g opoj (oobaidl g clain! Cuodl | i daled g ylbo
@ R FRE b o) S 2 @S loole unl Y plaS I (ol 5 (elei e onmd L T e) sl
9 b Cygods ddued ‘J.:JUA deng 4 bolys dlawlsdy mlie oleS Sl A8 oSS e (B, dasuiie
aold 4 dogi b1y e V(8 puae) odlitol 5] posie dmd o prud g wollae (sl e 13 pro ddye I LIS 48,5 i
g9 (1)l parde 830 o g wsllas sloslitul gl 39290 slage; Jl (bl 5 63,8 T cungllac (gaisdgw liee 5
SIS 3908 (S saS) eeS il el el A2 o g 05 SIS 02,55 42 IS ]y oS
A ol Gl odd (B ol odliol (55 5 (63939 (o3l cgldlabio 155)1) e )] calisee glgil dboul s (Cubld dgueS
o 5 SRl (el S caslle o (V)5 MTig00) W)l 3529 plojer psba Syl iy (oS 5 o) 35 €99
oSl 3> Jolid o) oSl Boi> (e sBi)l bl p (VY Giaed) Wb Cuenl 5 39 bl (2D
v g (ks 8l ) Col e 35 03938l 55 gl po 3> (i) drwgs B> (Caldl 5 1)) ookl 3> B pai/ gl
il 55 ol g2 0550 G sl GRS b )3 0a0l38 gy g 3 fagar (e SBY sl STl iy .l
sl 03905 S |y Bois (pl S (sl o) g a8l (3905,

om0 oo (598> 9 (2Uad (530 yael DL
Lol ol 0 S5 bianns (3040l plaz) )3 a4 Canlay Jlo (s3)a0bi 0 g Sl o o b)) g (SiuiSpnys &5 by

Jecpll loay Jaw pj siaobp Jos ply e Cuble 4 Cuus GLisldgyae sladely @y (5,40l o5l pay ylas

1 Lee, Webster, Melian, Calzada & Carr,2013
2 Eminent domain

3 Meyer, 2012

4 Ownership

5Bromley,1991

6 Land values

7 scarcity

8 Hartmann and Gerber,2018:3
9 Hess and Ostrom, 2003

10 Exchange value

11 Use value

12 utility

13 Existence value

14 Davy, 2016



AR

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

gty slal e Jool b yuin cdlas & hyalp Joo g Can)ls Gl 05958 cnl 28l (o) S0
B 4 Y has 5 5158) ool (gyppi @l caim e S |y plazl oyl Lol claled] 45 Ky3gls8) (clacghune
g5 1550 (3005 ol cpl o] Gl Gloj 3l siptelip 4y 3 ooy ook 1 (S (VA8 T LS
&S canl plbcosgie I Jod BB alinl Ca s (S Sodcledr b aiS sl ogad o)y dile e S i
Lino S5 a3 (YT god ¥+ oV ol 5 B & YOV lias 5 5l) a8 adg Sl ogas oSl sl e
5 VW god 5 J8 & YIF T (ad) o)y (pogad cofllo b (ST Sgey (otdo o2 5 (os Llday o2 (552500
Bl il 43l 8 g oyl o3uydelyp dinld o 5148 Mimy o arseis Utakae S Jas ol jasly (V430 5 ,85,S
el oS ppl 4y dogi b (V08 cpladd ) i &0 Y18 (Lo) 230 18t Incus gion b la3giio 2.0 5l poguas oSl
(VN 2ol 5 4 VN8 JoD) 3,118 o 53b oSl B 2 (g2 )asb ] pogad CoSlle o5 1 (slacye;
YNV (o) 1S 15 o] 5] sl e g ol cuslle g Mol 5 5 pamas & bgiye Lol (g0 yaelis dine (ol
B9 O SOl 9 9y 1231 CuSUle (B9 5 (eges Candie o o 4 55 (la)aalp (VR il 5 oS I S
&S Wloduwwy domis cpl 4y ooy (6008 55400 5l (ool oS sl o e 4 A les o KR1 259 sgmw jlal,8l oSl
2020l 2 &4 yo 3 ) (o Sl 39> (VAVA (i) ol 7€ cogiad (10 3 S350 (o909 Wilods gl
(YN8 cgo) 3l Sl le & 3980 aye oL
Byl jlaml o5 ydeb 5l e Sle dyg0 cpl 33 0gus 4,3 las jd eolasBl Ll S lgicds Wlgh o cyo; CuSIlo @
i il ) Ml Caagd g 350 YU Ty liala ol Vtholo 5/
b illas (Jg 29 435 jlai )3 pasd clajls g Sl sl (e il oolial 3 Glyieds Sl izren (o) cuSle @
21 o Hrad/odliza] S sl i jacly &5 5 Lo 350 pges 5 (o) OIS )50 (nl )3 (so90s @Blie
WIS Gy B e ) e e Slas p)lS 9 8 S
bl 531 me5 S0e k52 ya0l 1 3,15 iy Lo (ol dagime o llas aJISS 5 iy 8y cippoj cuSUlo 1yl @
S S8 e 929 B G g (Se3PsST sl (ge5 35l g 9 09 ke
Aot g iyl> o 53 1y (30 B 3] mnj 5992 Sllo g 52313 3 o (5368 (e MSUle jopol (shid 3 oy ity
IS5 S ) e Jlasl g e (b Capeto g (55202005 plS | g dmangs codlitol 3> yulas ] 51 5 %0 10> B>
O b 2ld (s ytely el oles oo b (s Sllo 1) g8 9 JUil 3> i (5l 3030 03 (32l pllas oY
sLad g o) CuSlle Boi> b3 o0 panaSS g @g5 & ) (e (ke ol ) el 3 dawg b g (e g (S
P i o) e 0] a9 S (B ul (e e 9 GReaSS s 095 9 Oliee 5 Sl (€W)]) o SV
WS (oo O 1y e > (b —eJS sLas

1 Fawaz & Moumtaz ,2017

2 Campbell, 1996

3 Blomley,2016

4 Krueckeberg, 1995

5 Alterman,2010

6 public rights in private land
7 Exchange value

8 Use value

9 Existence value

10 Ownership right



Vas

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

omes CeSdlo o b (LS (s yaaliy b)) SSS

2bad 5,40l g ey coSle 58> Lawass g mje N SS
(Y+0A) Ypgyiwgl (19 5 (3590 0 ) SSoky ccun il 1) 4B S

1 Indrajit, Ploeger, Van Loenen, & Van Oosterom, 2018



\ay

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

Syl a i )3 o3l (i 2
aslidd )3 Il ol i g IS U pslatods soges ik g odb 4B 5S4 (cla by, (ldb (i pasby
CBlolEs e ol sl (gl da oy Slblol g ymes slocs )8 i g iwnjpm (am3bojbo Sy dbms] Cosaly yal )
e Sleloinl gnuneS) 398 o ploxl (o3laiBl 5 (cloinl Glial 4 oliws jghaieds g ol Lais 4 5l g duwgs
Slr Srpaeby (Kig5e tabon ) (polul slagiun b ghyaeln )b i 08 SLL cband 3 (VA A3V Ayl
pie g (ooglaal Lulyd ) (60)aaly (SS95e 913k slag s o Jold dbrl (S5 oliate Clel g il dlia L ] )18
s S5 )3 (5240l 3,8 kos 116,80 18T elaia] (sla )bl Sy 2 4 olb sty i 2 22lge 0L j Conlad
Opmen S (o0 (e 1) (5,88 9 (sloia] (i oS izl (S99 (ool (sl pa g Loyl Lo &y ditusly 1) odmy (oloia]
Mo S goly sloogud o oyl SUlg 4 liaebl pae g layadd )3 39390 Cundly g dawss (sladol p Blual o GBI
o3 S5 (Bly sl )95l g Lajlis b caelsd g (ooles baoe oguad 53 (o ilil 1) (l50)a0b 5 (6 068 45 g 5 0] 38
039 Sjelip S slaghi ly pgmina Bl and K > (Ghyaely 4l )l lagis p calpl S Gow b
2 W (b g Bl pj sl cually g3yl 4)las sl ol I gl pa s G o sy o0 iy ey el

VIV s ygm0) sl )0 5 5 s 5Vl g (sl g 2l )3 (f2)aeb s Jas 3550 5 (158l

CuSdlo Goi 4 5la5 9 dau (63led SLaBl casles

Sioydaliy oS oyl g a8 o &l sl Jldy 5l Led Clbruss 5 ditwd deols I age dds dlys &S Sadiee L] )Soles
lacudgize g dzels ;5 (5L selgd adlys (VA4 & Ln) cuwl elais] Jlis b G (VAAY) 505 sl g il sl 295 595
OBl 0y0j9) (S8 slp o)l Sbrl LTy (ceglesl g dimd oo JSB |y laplusl 6518y SMeles o siteans Sl (el
5 ke jluee Ll o g dgu0xe |) Cubole o &8 alaloxin g aclsh Sl (glasgacme (3,5 wal B L5 (VAR Se)g) i o
Akt (22975 9 e $3 ) 9 (das 2558 5l (Slasgeoe Ladles (yriomen (VAT (jAS) Wsd oo Culele g LS Lo (o dlavly
lodip 5 1S o dbel slaze] dawgs Mlole oo Wles (V% epll) Jls o Y b jlore cato |y (ghomsts by Jae &S
S o ot 5] 5 S32ytelig 45 1S o wly |y s ylan Sk b s 1ile aslys (VAAY y5i) aimd o ,talS |, dslio
Gl gl ) dise g oo )l acdle ¢ pgurygld] ( Somyd (clayloua j3 ady,y 45 oladly o] wsle ,Sod (claslys
ol SuSIe 39> cprands oX5)l> (3903 (63LaiBl (sl Ladles &S (63,5, o ek 9 it (Ve oV T lojg) Ainles oo wal
Span doall> 2 og)Sh 2,5 gl §pegi 08 yuuad (o) g (o) Al Jald iy pai 3 o8 uSlle 39> Sl g
5 Sl g plyl e sl o5 )b 51 (WYAY ( lwgie) cunl oaiiS oolamdl Sl (St il oo byl 5l Ll s Juass
drwgl @) g dnalr )3 oy Bl 9 S LS Ll ) (Rl (s IS le po Rl sl e SUle o> (e
D)5 o bl eolaidl

1 Commission of the European Communities, 1997
2 Sorensen,2017

3 Giddens,1984

4 Healey,1999

5North,1990

6 Verma, 2007



VAA

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

v Jge
loolys (el
Laigoes Laiws ey
Slyyie Y polS g dolslul dndsloyl doysiin uSlle i ¢yslsd ¢ olil 5318 )
: ol . i e oy 43
S
sy ot Jlos] L] (slod sl g (Inci g ooyl s 0%
gl 381 50 foble ( sloin! gl )bria daciuw Wil (auw) e sbadls [Tves 4 bayye sladlys -V mlaw
WSy 55 ol Sed claloj 53 Cul San (S Lol Gsosily jlny s dnols> slainl il
38 150099 b 1 -2l s 9 CuSlo g 00138 iy 5 o 5l Lisas @ byye sladles -V g
(Jlo Voo B Ve )nonsly &b aelod Sliseo gl
Aol la)l)3 Laly) 9 )9S o (pogad ldlo ¢ Jlg oS oSy 15 acls @ by sladles =Y edaws 1 podudes
(Jbo Ve BV )oeple 3150090 - m3plal S g (slaly)) 5 Sk Se Sk
polde g eoligS 38115009, . sloin] Cuiel (clapiann «)low wanass sb)lSgjle
layljl 5 Sloss daVIS mjsi 5 awass s auls 4 by e aclss olasdl claolys
oy 5 ool a5 glgil S s, acls (bl &y bgsyo aslod ol claolys i
CeSlle Boi> Jloel g oy« Boi> i g9 42 b2 po delyd S 9 Sl sl
elaia] Cuiol Sl g Shjgel 9 Cuadlty by sslsh eloi] sl

(Yer¥) T Sisgs bl 2 (V++8) Jgla 2j] 85

apjp aliwor o ColSy coplor cpglie LTS Wbsy alie 95 (et sz 2 3l G b |y sl o> Cilin) Hobs
oyl S Lolul 165 51 wale caSlo oin palolyly 4 ol o &by y 03508 jobody (ebasl sl )3 wnily € slozs|
ool & ol e oS sl QLS @lie Sl o3liatnl g janass 4 Cos @olaidl Jolo Jl8) oS gl gide g e
s S S oS 01y L 5657 ol 0gMe sl diigd cuSIle 5o gl (anasd ) (golaibl pllal S cuwlio 3, Slos
s g) CuSllo goi> adllae bty (Yo Ve g 1 8 & VWY VAT ¢ Slo) ol cuSlo o> (355 pasedio dxel> 5
el parass el jao Vablo aun 5 b iy ol (e o &S IR S (oo i & ol (S0 7558 @y (ol
SelS 5659 At o 35y alalen slacizo e aBly (5355 )3 (Sl (V95 558" ol oo (g 31 Jin g 1,16
sl jp oS LKaY L Cunl j5S Andd weSme i (lis Cunlgd 3687 aS |y doul (aBly s wcunl o1 gadge Cpl 4 Cos
YV oV M) €l mree uSllo o> asl anasS 5 iy 0920 el e o

595) Ceadd S g3l ) oaliial slaatysa wuSile B> Jloel g il oy g e sladi o lgices il (slaaiy o
9 {VAAV b)) Gei> | cbles g Gpal (JUsl 4 bayye ladsja (VY Giued) cusle sluwl Jols slaas o {VAAA
sbayje olysa dile lodi i (5ol Gigoh dede cp (WA )9) Sl (il o)la glaai e
ol ditne CSgY (VS (o SyY) sl 085 ity 5 Lol Jos 5 Lyl e )lls5 ¢ yiominn (e Mb] S 5 gt ¢ 53jalls
GV ain o ales 329485 1y (6,138 @ ko pa g 423 LialS |y sl glavais o g5 o cuSle o> ol s a5 Llod] )
03,55 5,0 addiodly 1y CuSlle 3ain « SuoMS55 (15,50 M 1y (335018 .(VAAR (S0 Y) sl i3 &S 31 2425 og0s
el (o S Jpazme CuSlle (9> &S amd 00 (L5

1 Havel, 2009

2TJitting, 2003

3 Ronald Coase

4 The Nature of the Firm

5 The Problem of Social Cost
6 Coase Theorem

7 Transaction cost

8 Buitelaar,2007



Vaq

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

ol eSlle o> by (ol (585 145 3908 ol Ablie (glaaiy o 4yl caSlo o> )k ol Wi b Mg
dg0 diles By Jio gl )b il (el dle laanje g b polaidl g s e oSl o> dxyp oS ol
CaSle o oSO g il 53 (oolis (g paie Aol sladissa g9 o0l yUIbolaiBl pejey AGST Seya 1y gy <l
oy Cadgie plyieds (2ldd (ghyaely dlerl) (eges ol & 3980 sibppgrde (YooY Mgy €l
5 o) S o Sl s oSl CaSle (39 (glaptins ) clilio sladiiie g 3o 2 b Bk sl 2ol L
ol GBI SIS o il oLl 3 Shas 2 @Blgy 5 2m3em i |y Sl 5yl elepe 5 Jol 418, 5 camg Llaze
B9 panass g iy 0gud CELD & 9yl ((2ldS (52)200 2 L 505 4088 b5 )| Sumn (2la8 (0)20b 0 sl 9090
B9 cnl panass | (AU bl laaia 4 503 sow 5l g @te (R FUBIIL 5 el Olped b o) ceSle
oS5 bl 3,135 o 3B dolee (slaiz 3o 0311 2 o g Sl (gl oliaid] yr ob (b (2Ld (530405 33,5 oa
drogh Lol )8 )3 (ren 9 (938 SIS ) dgrge Al (sladie b ol sy 4y (el Gle5 By 5l Sl ool
ol Yl (glab g (ej eSle (3o a0 yapass Do ) 45T, e e S0 Dbl g dm talS ) (650
LanasS wiy yx5 0950 1) bl a1y 295 dngi ylain e Calial 4y ol (gl (g5 )a0b p als Canl (g9 08 cplpls el
33,90 CBlanl 4 oliwd (gl led Gglane (60 (o) dmwgd AnTyd 50 o] 515U ol (claaija g Bei> ol e g
el 6955 9 p3Y CaSlle o> adgl polaid] )3 O b by (el b SYle diia b cgjyaelip

Tl bl 9 ¥ alad sladely diile (gjayaaln Si)smed Glylil Gl calie JoSo plgisar coslle o> iba,
g oe si I3k &5 sl o] ) 1 Littee Cdlimy ol (Yo oV T KigglS S g Gl VooV plaig g ,Migg) 395 g0 Atuug S5
o) S5 &S ool Mitna (Vo Vo o) plang 3,8 )18 151 cou a 45 o 395 3 lojle 5 dbul diedan jeba
S 005 g 48 2905 5T 5l A8 15 T o) ol S L 30 48 el 60lS (Sirpaey Slsime i L S Wl e
ol a8 cblis gl Sl agsis lgier omej 3 29290 @lio (B (el L Slg oo sl plplh il (elo] gz
(YN cgla) Canl ® s p0L 2 sl (lgimo b opmos (5008 Siyel 2 A2l 5 lon

O g 1 (ol Oyl gl g9 039381008 ,1 4 Cad (5555 9 (e S,
O S 2l @i S (oo Sl e ISl (yaj (5551 )3 (295 RB Dy s W18 53 Syl pllas
oS LS 300l |y o gBlis 4o g0oro Cunl (Koo &8 298 0 (e CaSllo (s0LaiBl g S B | (oS 5 Lo o 0
O dmg 3 5,0 ole lbluod g (e Cily (Spme ) e dnwgi g e 1T st se 5 Gl 53] g5l
L Seng o bawg ondolul (ke (g AL oy sloayin) slanl sladiyje () plysa ol ol
O3 5> el 85550 Glgiear 5 Tewst e (VA g ARAY Tl 51 @ Voot Jla) S0 Gyl (e
sl Wilo cuto dp bl ol (500l pllss b loxe b (5550 o pladl 51 b &S (0] 5o jlogcile Jold)oree
FAE @ YA Jlo) ol osd iy yo5 500 (slipe) 2 (laCudgiome oy WSle Lile 42 g oges Sgiluge 5 )
5303 055 (0 )8 (o905 05> 13 9 (el £9S9h Cungdpe 9 Oylud i Sl byl cuSlle ok ST (VY A58
oj9> e Jl (8L Cold) (nl o8 (lsh D95 )3 S g0 Culd) chmug b (e Sha 139 g (1905 Al sl Lol
i ST iy 0l ) (Jlo ey bl AVl ] dons g Wgeyd Wlige o) cyled dgamme b colin |y egas
oS & Wl oo 058l yobods 5 039381 1l led mi 9 ) liee g Hhe ilisee Jelse 4 08 gl (5 IS Ban 5 iy a5
E52yal 1 s 355> 45 Casl gl oo D93 4 45 (clalie bl (YO (hSan 5 J) A8 K8 plie wogllasl

! spatial plans

2 policy documents

3 Geuting, 2007

4rights in land

5 planning policy

6 compensation and betterment
7 Bowers,1992

8 Gdesz,2007



Yoo

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

e dawgi Sl (o8 039315551 S (sl (S ammgi g uej (BULe g ()3 008) (pogad g (pges Hole i)
S8 (0 29800 |y dasg 1 (3L elesnl (slaai g 513

Tlee Slocldle s (ej 5l 350 3 bty 8 5 8yt pspebe SIS s e Gl Sl o ) e
s 085y sl Byl Sl (ej 3 (oeges e 5 pogad CuSlle Bois (m culie LS zygn pejh 290l
Iy o) wopas Sl Jooly oo ol dalgd Cowddy il ol dbu) pogad sl @il e (s o bawg &S i)
5,5 alss gto oges Slats oo Cambgo anb plie Lawgs 005 sl gilis 5 g HYolel 5 wliiato ué lisi ;]
S Oy o3 3l o il el oS ) dg2g o3k (SUlle slacuslis 0jg el (VARY gl Jl B 4 Yo (Jsla)
a3 (Sl lacille 1 ook ool : ol diged (sl sl (pl 35y 0 )4 ] ouds dbou] ogas Slolidl lawgs
23l ilato g oABA Ty 0308 jolody oy o ey dnangi g 2 Sllle Sl o Shgsb 3l 86 29w )l Tl
P b syl (o6 45 38 jpual (i o0 A8 dinj (i (o5 drwgi oy o ST L 50 Ll ssimddang S &S
9 2ldd Cale Sy (e Boi> 3y90 53 (33)])3) a38le5 (e sl (B9l (SPB (Sl S )9dS S iyl
B oS b ande s |y il o (39 9 ol 25)) Jol) cwej B3] panass eony 9 A8 e el b e
sl ootee (slpito Vgl yo pp Slle g Sl ) & e (5,55 calpliy (VY (o am 5 J) 2, o 2 a5 B
wilizeo laylpl g selgd 525k ) 2lad (Ghyaely plaS (o) drwgi WLl 5> it (LAS (50)a0ly e (slapllas
A2 o anass Jylaie ygods |y (solasdl 5ai

alox 5I) Caol o 48,5 Sy (6005 siyaelp Judod jd eailid jeboay cuSIle o> il &S Cusl (glans g
5 Gl VoV plaag g Mgy ¥+ Mgyt g Cill Yo oF Yo e ) DAV Lol s g Cll YooY o] 1RAY (Y- o) (il
NoVF Ve e e gla Ve oY c(6Y g yiung VooV g Ve o VA0, ¥ e o8 cplands VAAY (gY ¥V Mgy g ool S 3008 o
ipaeliy > CaSlle Goi> Clp) & g o)lad S VooV Jlo 0 5 T osred (sipaely (il Al (YW ¢y
nngs it 53 ks Sl 0yl 025 lalllas g dsg Ggaliy (Mol cou (Jygbay sl o3ls polaid] (ej s )18
(o) dmag )3 3290 GBS & bgyje Sllllas 13 S o ST dnugs sl py g e kS o o (55 (Saan
S lsieds (9306 elil lply el 045 40T o) Stingy b (o0 drgs sladiald g I3k 2 oo 5 (o2l lamo 1
2 R ey CaSlle Bgi 0jo 5 0 plol sla gy 9 Sldllas sl o ALl CuSTlo hngy 059 53 Jelod it
(F o Jgha) cosload (Byne g gaiatind ()5 9 (31 )b (350 9> 4

I Progress and Poverty

2 urban location

3 Brown,1997

4 impact fee

5 benefit assessment

6 building rights

7 value capturing and the betterment levy
8 Renard, 2007

9 Town Planning Review



Yy

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

ARPRES

omej Cello God> 0jg> o )1 sloingsy

1o

U953 Oles

O9e3l 25 Ol b slie 1) (saing B9> (S el (iSlle Boi> gzl 6 obml b pimgh nl o Y

905 byl 5

Sy 3 oS 1y Ll B (W) lgie (gl cuSle s apass sly cJos Il Ky olyisdy cauay ®
g bod Jos 1) 53l ©Yile (0] imen g wiled dgame 1) amd 00 &y (1B Elie CuSlle g el
21 iy |y o 355 900

Sl (e Funill) st epad ceSlle o> «dgd (5jya0bp Al il Sy plgiedy (ganaiy
Wy oo i 4 bl jolais] ois 2alS Ly (Bl () iaylod Chndl ) cloosed & |y (e sloza]
Jl )50 3 oy o 33U 5 o355 () chrog gl 3503 5 05155 SIS b ) sl )
O3 S sl bl g diw o> DL Jo b yeis

3 o s s
Saude
(VaQ¥ «5Y)

Ol 2 85 3980 03 eleza! Jal a6 S, lyieds Baos () vt (9306 sl S 3 &5 1S n ol Jgla
4wy (dlaibl ool sl s Cunl )Iﬁ).;b oMele (60,8 sla Sig g Lo paly ¢ somype (ol slaylidlu
lasles 31 (oo ppania (img (nl om0 ST dlslie sladiyzn b (adl MLl (oaglash 485 2 (305
Salf 5 loes) Sglis (e g (e drmogs )3 CuSllo Bgis ) polie (Lol JLisas g Cusl o) dngs

ol 039 i) 9 IS (gl yguiS duled dxlllas b dawes

b Ly (ooles Lo
o) dxgs p oly
(Y2 Jslo)

Slogasd 4 sl o iy yaijl" 2ol lS” JSo 4 (2Slo B> Jomoly S5 48 sy 4wl 4 ()8 )3 58
5503 el Mo Sl gk ¢ oBgyBed 3 5k y (eaalylS EMSte (b g Sgpm il EMSte &S Cansl
Sl Gois polasl o 5l o) > el s> arasiil 5 damme el o 3903 lpidny o) "k RalS
Soslisl (g8 3)90 53 03294 gl 355 jgo L jad dage ) (g )03 )3 dawgi ENBIsG & (i (S92

ged o ilb By jheds i gy il oMt Cunle Sl el cuSlle i cdlin,

4 (mSle goi> il
Som ol Sk
(Yo el S 08)

Candle (Gl &5 NS (o0 Ol (o) S e g Syl (olaidl Lo Ggeli gk 3 i pliby
Miizo (pimen WS o lael i o J S I)Jzn"j oo @08 a5 ool bl & |y ee; So o Slo 3 39290
cod o (@38l palld g8 (3908 At sl 608 Ly o Cunl (rox cSlle 3 S ganalgy & ol
] 8 cpl 41y Gl ol gilie gl puolias 4T3 S, Jganme (sAlraleg 39 50 )54 St (gl pllas S
e ohyon & (VF058) g 43l el (250 g logos guainatag S o el 45 o S5 ),
itd cleal sl ) o g 9 Sl Ulsi g kil ol maly sl o> ol 0,05 g i3] s dlalis 3>
AR plp ) Al @ S e wrd SR Cellle B Sy e gy I (S cul )l

S o ol S oo 5 5 ]y o g Jluws & ol

SR Olyie g saaigy
O

(Y. .o ‘M)

ol 115 S ) Gz 5 b wlie Copde 5 hytaln 38 dloy Giagh 3 (V000) &5, b
Goi dlwl Julos dy idgy cpl Gl By Gots (goled g laledl 5 Cung oo «iyid pablis 015 S 5 )0 45" Wl o
ol sl plgisr caSlle Boi> (ogiie w92l (1900 )0 (b @lie S8 S e g ipaaly 3 ceSlle
9 U bl 9 )3 (e @lie Copie pllis (Slle Boi> (oud (1298 (opp gl ol Sl iy oo
lr ©F 3 08 ol o Jsbo 1 bl elSG ogs 5 cSlle g slasles bl (SisSa 5 2l Jdos
WS (oo @Uolid |y oles s g Ll 5o S Jole Sl & WS o Slaiiey (oles ka8 Sl (el

(P e &y (Sinly 9 STl Gi8l )8 (g LS sl Sl e oS

s> dlog (gl Sl
gle Copie oSl
G jlame 9 b
(Vo0 w5 )508)

1Freund, 1904



vy

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

FJgs

oo Ee¥lo g5 0js> 0 HED slaingy

1o

95 Oy

Anog g cblis bl i (gl (oo dlidio Julod S 5l oaliil b anwgs Goi> JWl 2,804, g ool 5
o rle ol g a3 Cams g Slaible w515 s sl TDR aaby olas) Slules Jao b
& dawg B> JEsl doly oS a0 i bdidl pols .ab ulod dige 48 Glsal gly Blal 4 olaws
ooy &0 5 (55,9LS (oSl 55 339 ol g o wlitedgm 03y g 05,LES (sl i Spgloge S
bl cbblre ol Cebl (YO 4Y0 ) drg 3> Cund g (daop Vo) iy St o515

Sadld dnlgs 1y )9S Jlasd (slojed K03 g judl 1000 (55l

5 31 o3litl xS
Slp drgs Goi> JUil
$ilss ool il bl
bl e
wdljcpucxe gy 50)
(1)

S JUl 0,09y (Byme sl 290 (B QLI j1ed 5> dmwgi 3> JUSl 0,05, 65,0 b (g ol
O3 ol 6354 )3 il 23 S dng slagsl Blanl (3ge3 Biore (gl o]l ool 05 g dsgs
Jos 5 9 42l | (s ad dngs slagyb 3i5 sl p3Y ol (H93 5 sages ool &S bl o8 cel ool
4y g 4B, L )3 o] el )bl 2ol &Sl g 93 oe Jraod HiSin slaali (6065 Cupdo
b Copte Jlo 1el)> el g 60385 slaylSaly (5L (sl |y S Reb 3254l Aoy ol (] ey eo

les o Gluizgd

fnogs 3> JWl2)S0,,
Sk Gl 8l
P dngl
(WY eleed 5 5525¢)

sbgsb ol St 5 )58 (il pls5 Glas g2 9 G0alb o Slocde altus & gl > Ginghy )
ozl plsl lag b ol ol s S a8 a5 (i3l 5 G pis (m ll 1 SRS Aneg
awg glogsl 2L Gl lp seegei> 9 1Sk clabele clasiie 5 Sl (nga5 ngl cnl Slaal
S8 & (b Capde g irpdaliy 3 g3 oy Wil J9S (Priw Bl g el o 908 53 (50
b Jols by 2 siaytelyy (panass o) e (G ped dnwgi Bois sable )3 L slagys p SIL (Joxe
9 Siyteby duly ool gl 655 039l (S50 Lo Cnl 92 b drg ik slag s g ceSUle Bois
Sl g asye by Glsiedr awgs Boi> able Sl b (6508 dnwgs il iy iojl Ll 1y ojeed )5 I3l

Aboe s 3aed GBIY (Spae 5] g Syae jl 513 pped slad Wy IS ley

o> )ik b gje)ael
g

(Vray. )

Sy A ddaio )3 (6)0ed dnwgl Cumlow &) duwgs Boi> JSI 3)Sag) s 6 Ele 5 Sl Sioo cul 2
JU) g5l cudbga (sl o Conl 4Bl olaidl o cnl 4 (Baoj ol Gl A8 lolid 5 o) ool
o> JUsl 3,Sag, o5 lp |y oY ol el (g 955% 5 SlpaS g pi (0l Blge cnugi k>
bl ol laiol | dihio 455 5 45T | dnog

g B9 ulteds Cuwl 485 518 lowi 3550 (slauty ) Jolge Julod ogud 4 ialew ol (sl jgbws colegyd
095 wald g S 5lie & Lles pas el (BT dlan) o (03105 Elge 2929 o 4 3,809, ol (silodly
A5 sl Cudbge 4 (oliwd (sl ST 5 Gaesilh (cladely diojls ( Sl (cla yan

3,509, Jes ol glge
Casls &) g o> U]
A dnwgl
e g sk o)
(yraa

g Bl (el (2l (gjpaely ) Cullle Boi> (A 92,51 unle 4 CuSIle B> 0j9> )3 ()1 lagingh
i Sl 3l ar S 4 it B clatingg Ll oges 18T jrd )3 oSl i 385 Ly g e pg3) 2
3195 o390l 4295 (b dmwgf Slag b g el (5388 Gl e )3 Gl lsiss 3o )3 (C3 L) anwys >
S5 9 B9 (nl OB 9 Cudle (o) Cullle Boi> Elgl (e g (lulld ()6 g (B Sl hngh 4 Cons dlde ()
29550 o3litl caghde 5 (55 gz log (9 53 eabplol (slatmghy 5l oS Jlo 3 dlie cpl 3 Casla g ) o parass
b CoSlle 5> @235 9 iy (st g GE e 2 s (SIS g 2L A p bl e 48T M L
23,5 o 1S LLad (o5 ydeliy pllas

ORR9H V9,

5 e (SO95 O 9 D (o) CaSlo Bois Lty (plolid jslateds 5 33l 5 il Slatug jope b lio ()
oo bl g (huld @oge .l A eg il Cunle Lululy g cunl (ool g (gpla B ol dlde opl img5s)ge



\B3
OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

loss 35 yate (sl CgeBly ST day o 48) i3y Canily 1 By 48 Ll SAST My el 0linl 1,5 el e
Vsl bausgs onbedlyl (o2li] olS aBly mldll )3 iled S osin Cuadly (llis (gl 225 Cdypme @ laib ] b calito
bl s e Jodlly o 255 00 23 |y bo )b (225 s sl B Bly 5 T(edll) inie T2 Y dw (sl ol
IWAT L) amd oo b [ oy olil 9 Gl & Cenl 5 rae (o (Blg a9 3948 o0 Jolib | oy 5 By 3909
ol sl titno 4Ly W13 e 1226 (elmaliyg) ol plaie e Luly, somius |, oo oolii] ol S gdly (VAVD oSl j| i
e 635] (65l ple an anlmylS il 5 )35 ]S itig) Ale res elaia] slaslys g sl oLl
ol ] ol sloylSile 5 Uyl 4 gloy) b osnbio b cloossy

ol o 3yl plgieay ol Bl (o2l 1Sy s @50 5 bl b lsman &7 ol Gy Sl (slaie
Sy (551 s Blate )5 LS 35 g alads laicds Chogi & Al il pad (59lS ey by ol adbsg .l dllds
s et ol el Caslagl g ol SlapulSo 5 layls L (plolid g Wosysy ol &) 5l (253
oLl (8l lpuslSo g )llo dag] )3 35250 wlite slaJlsi 5 unlio B claosssy (e sl 2550
Sl ) 5 o0 yd I Cansl joummo ] [Simg s ] ot orars L W o oilSo b sl oS (gly g oS
Sl 95 cob adly slo)Sgjlo g bkl 3439 a8 cowl ol B (Vo1 Sb) Sl p @l @ 1) o 939 s g
5 Bome sty J mp Sedimgly alie ol )3 ol (VAR S pusly S B 4 Vor e (i) A8l ka5 & iy oalie
Ot (cagde Cg2)lke 1) (o)l Coglex G (g g (ARgRidy9e 059 3 (39290 LEI) (225 9 6 e (o)
(o g (ool (15 talanl couny delgB Sl g (gte (S lgime oS gy xS )4 L g 9 2905 Sl |y 055
sooliigy sluly 5 (6 0d Capde 5 S3000by 0jg> > Sy g Lalos daaslinl g b Jadll)siod (it olss
eorde Lok hm IS 53 o Bl egrde wgzlea Cusl ARy usS cagpde Jho el 9 (6 S5L 4 Jloo
sl 93 ey by 5 il g it | iled — IS (6liab 01155 Losbly el lS gil 5 bl oS il ilas g 05 O
leiioe o 1y ol o QS e 9 (aldd (53058065 5 CeSlo

singy, et [T

Ol sl 5 Slial 4y olized sl b 1SS

I Critical Realism
2 Bhaskar

3 Empirical

4 Actual

5 Real

6 Retroductive

7 Blaikie, 2000

8 Pawson, 1989



vof

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

Coy g sl

090 9 B gyl (9

ol Sl g 4y)ka5 i ol ol ks 1S 5 e (o0leg 2Bl ¢ ol Soles cdlin, ¢ hmgly ol e il
s bargi (o) CuSlle (B9l anasS g (e 0ged (i9elim (225 9 ) Sl (Jbw oy g oy p L dlis ]
B9 dizej 53 9290 Sludl 3905 I (Cuslle Foi> w2 pAS S ) pogad g (soges (S8 elgd g (alAS Syl
2Lad (552540l s ) (o) CaSllo Bgi> s g (s 0ged (e Ml (pimed g ABD S ) (e CuSle
i oxbp s olul SLSE 1 ites o Conl Shibghy (oosde 5 6 claogls A1 Sy opl i s Ty o ped
sobateds (oot 9 615 oo e ol sl CuSlle Boi> sy 3590 )3 (Ml (28 Cliiog g CuSlo (B> 45l
ol 0 CeSllo Go 2 (2128 (532)20L 2 ) (souy 32198 9 Ladles 3l yig g s (S3lopgrde 4 oS

b Jg>
e g 418 10 ol K ooy coSlo g o (sla St
2Uad 632 ,a0U 50 (315,148 o Bads sldacs CuSdlo (3ads (6313,1,5 9 Sads slracs
odlitul 3> @iy -
(g8 &2 3> 398> @i~ Coslle 5> iy g 9)08 G -
drg jl G50 sladse g los mjs - dnsly )3 CuSlle B> (3929 aduls -

(LR (o) damwgs > ool 55)

(Vo¥e) ol 5l 85

oeboly Gigg cnl 0jo (o3l bae g laoles «uSle (39> 9 (52 yael e Slod o GBS Glee 4 (255 0978 (o polaieds
sk zolaw (ol «uSle Boi> 0D parass g oS iy (o) delh g ol & bgye (392 (o) 2y
Loy slasly) ¥ aw 5 (cs5b o158 & boapo sladleg) ¥ o 2 Lo po (((maelihiy (ol Jubows ga sl Ju) Wadles
(S Hgbr Cal (o 351g8) (Boi> 5 (S sadled & bgye S acpe jlaisl 5 (V g 40 S-0) (Lanass 855l &
bty S5 e o)l e (gl oS s sousy Al & 45 sad e (3lg5 el Litte diy Sy s oy
s 5 35S o 53 1y ej eSlle (g b agsl Jolos g Ll g b (552080l 2 s & bogepo slgd I (glasSis
oy 26158 Lausgs 48 (05 CeSllo g 05 2,550 25 plgieds CSlo i g ol asled g ldd (giayaclin 4 0B
s (3Ll 3> cplply § 998 ) pdte b 3 39w Kl oo (S dor &5 WS o0 paSiie )i (0 JSB (305 4 gy ye il
Aogilly JSite S sl g ol )SL b pytalan i (anass «uSlle i ks jlate 1005 (316 (S 4 & (e
(0S5 CueS) i Caldyd o) dnwgi il b (o3l Ao ) ol sy caslle B> w2)) el el gy
o) CaSdle B9 9 (Gjyaeliy pllad cowsy algd G Al gy 3 ped dllio (pl )3 pl iy NS (o (S ]y aBaS Lo ae
orbai] Goi (liee 9 £95 gdee 48)S Jai 5> e lajiie plgisa (2lad (gh ks plS ) Selod g Salgs
S9com IVl 35 oo 438,553 (il yeite) dmogs Shiig s s 55 (SASI) (o (Slapeita lsisds omns 2 8l
Sglite gy ite Colod)d g (o) drwgs Sadg) 9 LAnl)S )> Ggldl carge (e B9l paraSS g s ) gl &S
(05 ¥ JBl) 33,5 oo iyl o5 jgots (oo 9 )3 ozl gycnlil A aalss (Slite (gped (sLad Mg m



Y0

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

b og e XSS



Y.5

V¥ oo Glinnn; FIV-IAR F 5 lowd B 093 ¢ il pgmds piild

e 0 bl 98
00 CeSlo Ggho 2bad (552,400 0 QUi com 515D
—_— T T T~
S ~
// .- \\\ \\
e . . N
/ S el Bpai > N Siyaabiy ilsd
4 N cuSlle / N
\\\ ”// N ~ \
//’ \\\ ::::: /,/ \\\\
N _- ~o < <is
Jusl > v - e N ) 7> '\ “:> (shad g gol> asby
. 1 3 Yy
A i AN /! \
/ o _- \ .Lo‘)b // S - e \
l - ~\\\ /,,———~\\\ ,/,f ~~\\\ | o) ST siny
dxwgd g ’ ol i N/ dxwgd \
\ ¥ > \,{ odlw! 3> 1 ¥ > |
]
\ jlxe (célw) AN (552,5) % \ al (calw) ) | e
-~ o e _od Seo _-" /<—I Slyge g @igo
- T T T~ SO //” —————— \\\ /
- N
/ 5/l o N 4 PA.GA.Q(«J/CAJM \\ / )
| 245l Cd e v A '/ Sl sl Jaddlygis
' Su5eleST cbolis PN R 4o
\ \ J So _
\ \\\ —————— ,’/ S - //
N P il dlgyl )40 om0
\\ //
\\\____//
Gye a6l £ 5 4 selsh
w0 b o) eSlle gl ity yapass
Szl 4 jloxe cllad 5 g )5 @
dewgi OAHRS] @
e — -; izl Jocof Jlasl .
Lf,JLe S glas 319 il Jool Jlas] s
S5 s gianl SuS5 s

oo @
sl gl lalps @
Soldy g (pdi e @
bl @

Cagé yol 039381 ()l (jee @

dawgs  sloinl clrauia ol ®
C,m\)é/o)lm& "Jl)e Ql},,a o

JUslg (98 Cudgiona b Cusgion @

2Lad iyl g (e Cellle Boi> ol (sl (sogpde C92ylee A S



Y.y

OB 5y puid 9 gl [ ooty (0900 9 (5515 g2 o (29

& 5 4o
pis g pleel dajad o (ol 4 il olats ] Mdnusgi g o3lisul o> g (e 1B))] 0]} Big) 4 d2gi b b e & gblen
825 @5 JB Gl owiomen 5 B> (nl S Sl 05 g gel Coldy s (g cnl CuSlle (385 (e g iy
@ Sl o> (Bl dlie oyl (ol g sloxl gl sbrl )3 ol g b Sl g Bei> ol S Sl (36 Jlo
Sorel s > aSTonlil dgad Ll cul 039 (5 b (2ldd (532)a0L 2 03giko dils g Jgito dxy 45 (g 0eb dnwrsi (532)a0
B9 sl i 3 ey CaSlle g (93045 s Jale g g 0imd panand g oSl Tunle i (s paaliy plls
98> Lo (13500 HE ke doye lgieds 9 (slad (g5syd0b Blaal 4 S (gl gyl Cunlow mre Hl3l S laisas cusIlb
el Collo o i) amd 8 (o0 ldd (53200l L] 50 e A Bl e (ol Slaal |
O B9 2395 9 LARaSS m 0975 (lime £ 2,90 3 dlllan ¢ ldd (ool plls S 3 oS S o ST N lud
5 At @F & Cosl Witno g Cunl bl 5 (gy9p0 e dmeg aulE 3 S lad b alby 5 ol Sl

ol 2 33 drawgd (ol (o) cuSllo 5ot 45Y0le

lgicds wanl SiS dg5 a5 Slad chyely plas (odles Julow anld 0 g oolys cdbay wlel p dlie ol
Gl 5l ej B> eSS g me b Sl 4 (olitwd jslaied) & D 485 a3y (e elsd g Lol I (las gece
delg g bl I sl garme 9 SliSy glyisas feuSlle Boi> )3 «lyyhe 5 Lilps 5 (iding () )l sy
sloadlye cp 5ol jl nj cuSUle Boi> @95 145 Cunl (pl Alde (ST o) S o Sl (36 et o B ) o)
argi G g Gline 95 (e e b b (2Ldd Syl pllas g ol ol 53 (Il — ST (LS Wy 0uilS (ye
5 @9 05 e g ol ()] (YL (slad 5 oo eSle Ggis b0 panass g @ig S 1) Lnde O nke
2 Siyaeliny @Blgd WS o el 1) (0 drwg Al donT g gy G cnl Qe B35 (e 9 Goi> (] LarasS
3ilyse (e Awgi g odlitl o> Cassian o (S (Gl W 4 core CaSlle G (ldb g 5 panass a3
o> oy Sy Sl el dlyy 5 Sl g balgs cplae aSud (inaing il (lad (gipaely plai Y gae
Sl B pogad i g sl Goi> (o ol sl g pogas g (oges alie o 2L (3903 Bl g0l el cesle
5 B> (! ke @3 9 LA (iozed 9 (xej (o> dium sl 1Sy 2 ISIle 355 el e (60D (0 drs
353l 5 i ) gyglys sl (2lib gyt pls Lausgs Bgi> ol s (g ytd 53 dem sl plp Cuo b 3500 ol
SJle (Boi> g (63l 2,509y LB L b )3 (2Lad (ol b Ao g 39290 @9 Cundly 4 Con (UET] g (p)lmin @i
FE Y lsgl w2l )0 L g il LI SEly mbll cov Sdagh cudis )l glad shyalp @
B9 9 2Lad Shydelip (m)FBres 9 Ol LAY 4 1l )3 39290 (2LAS Pl m Gigl (s e g 425
ol 29 g 2908 S8 i (b — oS clad ouiS Uy (Aly oS3l g )l ls deoles plen &S (ceSUe
2 @lad hydelp Jos gl 53 dg2ge (B B (35 lp AW ged Ol aiS ) 1) g5le 5 bl Lo
Om 9y Coanl (g0l dnwg ) (yrej CuSlle o> (Gl A (e CuSlle B> s slipl iy & s 9l
o2l slodles 5B 5 536 g blo)) s csogas 5 pogad ool roj CaSlle o i slipl 5l S L 38
Cygods & b 2lad Ghyely pla )3 R (e Boi> paraSS 9 @iy ogd 9 (o) CeSle B> g (olad
Sl Gl g dog ©ogpd g cplpl D98 0 0350y Alde pl (gl jgliws I dd B (caspde g o) Cglr
ool 3 o) ol (eleizl sladiyjn 5 (e Sl g o (53,5 mebie o > 4y oy slizel 4 & 5o oo
CoSlle o> i papass (S5 o2l (i stely Conl p3Y 5 23,5 o AT nl 98 (G e dags e (ke
i3 )8 5 s g )l g (gl 50 1) sk ol (e 385 s 051 Fieke 9 0

1 Use and development rights
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