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ABSTRACT

Introduction

Addressing the externalities and the provision of public interests
as the key challenges of the public domain are the raison d’étre of
urban planning and have been placed at the center of its practice.
Externalities are the side costs and benefits of individual activities
that affect the well-being of other individuals and society. Its value
is not calculated and compensated to the injured parties and is not
captured from the interested parties. The density and proximity of
spaces and activities in the city make the production of externalities
more likely. It can be argued that the analysis of externalities lies at
the heart of urban economics and planning. So far, urban planners
and policymakers have adopted various policy tools, such as develop-
ment control, taxation, and subsidies, to solve this problem.

The gap between the goals of development plans and the status quo
of cities and the inability of applied tools and methods to control
externalities has led planners to explore the possibility of using the
other options. Given that externalities have multiple legal, economic,
and social (or spatial) dimensions, adopting an interdisciplinary ap-
proach is an inevitable choice. Therefore, this article aims to identify
causal powers and generative mechanisms of externalities and ex-
plain the interaction and role of property rights and urban planning
institutions in controlling externalities in the city.

Materials and Methods

Based on purpose, this article is basic and explanatory-analytical in
nature. To identify the causal powers and generative mechanisms
that produce externalities in the city and to explain how these el-
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ements interact with each other in this process,
critical realist paradigm and retroductive reason-
ing strategy were selected. In critical realism pre-
sented by Bhaskar, reality is constituted by three
layers: the empirical, the actual, and the real. Crit-
ical realism holds that science is the identification
of the deeper real level, including social structures,
constructs, and institutions that form the phenom-
ena.

After a systematic review of resources related to
the research issue, a comprehensive typology of
various internalization tools was proposed, and the
first conceptual framework was developed. Then
using the qualitative content analysis method,
texts and documents of formal rules and interviews
were analyzed, and eventually, the first conceptual
framework was revised.

Findings

The first finding of the article is a comprehensive
typology of various internalization tools, which re-
sults from a systematic literature review related to
the research problem (descriptive phase). By using
retroductive reasoning, this research tried to go
from the empirical layer (examples of externalities)
to deeper actual and real layers. Therefore, based
on the existing knowledge (literature), a prelimi-
nary conceptual framework was developed at first
and then modified and finalized after applying the
mentioned methods. As the second finding, this
conceptual framework (output of analysis phase)
identifies the causal powers and generative mech-
anisms of externalities in the city and explains how
property rights and spatial planning institutions

interact with each other in this process. Finally, a
framework for policies, mechanisms, and tools for
internalizing externalities has been introduced as
the third finding (prescriptive phase).

Conclusion

The emergence of a new turn in planning theory
has been a search for the institutional and legal
foundations of spatial planning and an emphasis
on the importance and role of institutions in their
efficiency and effectiveness. The novelty of this ar-
ticle is in adopting a critical view of the existing ap-
proaches to solve the problem of externalities in the
city through applying an institutional approach to
urban planning. Under the critical realism and ret-
roductive strategy, this article developed a concep-
tual framework that identifies and explains the al-
location of land property rights in the urban spatial
planning system as the primary generative mecha-
nism in the control of externalities. This framework
shows that the externalities of urban activities and
spaces are the empirical layer of reality that insti-
tutions and rules of urban planning and property
rights constitute its deeper real layer. In fact, the
interaction of urban planning and property rules
with each other in the process of allocating land
property rights in the city is the main mechanism of
the physical-activity space production and then ex-
ternalities. Therefore, planners must put the distri-
bution and allocation of land rights at the center of
planning practice, and the emphasis will be placed
on applying the property rights approach, which is
at the interface between the law and the economics
in the urban planning system in Iran.

COPYRIGHTS

©2022 The author(s). This is an open access article distributed under the terms of the
Creative Commons Attribution (CC BY 4.0), which permits unrestricted use, distribution,
and reproduction in any medium, as long as the original authors and source are cited. No
permission is required from the authors or the publishers.

HOW TO CITE THIS ARTICL

Planning Vol 3(2)

DOI: 10.22034/UEP.2022.326173.1181

Mohammad Reza Goleij, Mohammad Hossein Sharifzadegan. Applying the Property Rights
approach in Urban Planning to solve the problem of Externalities. Urban Economics and .

www.eghtesadeshahr.tehran.ir



Urban Economics and Planning / Vol 3(2), Summer 2022

S26% S 3 10 3 30 CusIlo Goi> Sl y (5 o BT
9.9 BT o Jo> (51

‘le.al",d.j‘,.& O:\.“nwfﬂ &l.lf (F-PRVEV

aliﬁzdl.;((_;;L.....)g_.iJGJLAMé;&.’mlq‘G\MJ(5)4_&.u;l)lej6;5)4.41_’.)._.aJﬁ‘Glﬁkhjgﬁgkjuux&lﬁ;@}jg.\

Ol o A g

Ol Ol 5 o i w08l (g 5l g 9 (g 5lare BuSiiils ((glilate 5 (g ok 5 (2354l 858 ulinul Y

S Al e

555 Sl tlle (5 MlS (s 4o (oges SIS 5 @ dlis (ol olpam dy g T8y 5 ()
el a8l 33 Jos 9 S8 0518 )3 0 50 5 0351 (6 4 S5estelin 0579 Catle g b sages
0,310l 5y a8 st (Jole) 3,8 Sy (slocelled (8 (sl 3o Lty i gy U1
oyl il g oy o o 4y gt drlora ] 35 05 o il dnele Ly 5 5 Sn (o Mcle)
b3l g T JSie o (6l 09356 (600 OIS ol 9 0l yaal -39 cod 3l 3 e
bl jlasilaid S 58 el g sl sy g Sliwclle caiogi Colin g s s don il alises il
g siole (Bl 36T (i g slain ool Bgis S sl o 3 Sy U148
o B eyl -l i) sy L g el Sl g o elgd it o,y aallaziucs
9 1 8 5 005 )3 e s aaoliye 5 Sl g (Sladled i g S oo B3 (ged 4 lie
Glato (6515 Lo gz ST 8, (il slom 3 el il g S ] g ot 0
oS o Cd (ot g2 lag S any dlis () o2l (S Bl bl o gl ey JY
2 g 1 S 52050 S 5l 5 ol ly (6 0 5080l PSS 13 (300 Sl 5 s
pllasil 3 S o Juab )3 o «Sle (39> 8l (65554 320950l 1085 (0 (S 9 (Lol 1

395 0 35T 398 (606 Syl pls 5 )5 g 9 il

Alie g,

W WS il
WA i

S Clals’
S Sl
eSlle 55>

il alS g
elonlinge

Bl e slmaiged -85 i )3 (g Bl plaie 4o plosioe s a8

doddo

oo se dico 5 9o dga 9 (Sl 5 plodjl Jolid s y> gy
2ok dr (S5 LT iy i oo 51 (3L (sl o g (xe2
St 585 sloao 0 53 )T (ol 3525 5 A5 A o Gt (el
5 3555 st glaao e | el ;503 laase I iy
IVl g0 -5l go y5 Jaiome |y LT 4068l Slus s lgone
9y BT Jdot gy (65 yaal s 9 3Ll @ld g comlo 4S5, S
ael)lS g alie Gaass d9ste (o U 8,5 11 53 ) Bus
o lgat 45 lls Lol el Lincelad 5 L Shas (,slazal - s5lail

ol JBT cpl Qg 53,5 S9yd 9 6 xS 05 (SeSe d)l3 dgg

sl oMo iy 08 ST g 023555 (08 »3lgl 13 (6385 (558l
e Sl 5 105 o 3 S gl 3,5 By o
A lish (8l Lol g g lasl  ste dio dy o (g 4o
external) g, claai o |y oM ke g9 ol GUlbolasl ool 5454
o Sl 3l g5 ol 393 48 JaEe ¢ Aleasel (diseconomy
39 o dxwg 9 3Lasdl ,3 (caaly 5L 5 gyl b ale bl (L il
o g iyaalin g Slaidl Sl > (S 13l el pytde D]
el 4 a (V48,555 a5 4 L) (negative externality) i
dasls g )ly e slado,e ;o gl 5l 4 S el ((Social cost)
e Bl g j0 9010 529 pty EIalas Ao )3 (g U101

M_golaij@sbu.ac.ir: Jal yo,s¢ Jtme briws s *

Cpudona 583 ploil) € 0100 e (a8 (53020 P37 g3 390 2ldd (5020l 0 g (305 eSUlo 9 Jolod 92Ma5 - SLoiS oo (e b cns Bty 1S5 W) yimgy 31485 allie cyl-

el i A o8I (65l yoed g (6 slomo 8BS )3 (80l 5hy i




m Urban Economics and Planning \ Vol 3(2), Summer 2022

www.eghtesadeshahr.tehran.ir

St 2,95 (o CnSls gilio sty papass 2 5 45 Sl
0dd (ganaiwd b cnsSs sadlas jl K olaie 4 (externalities)
oass ol 40, 8 S slaculd o lolidlas sl g5y sy
JUB 3 ely2 il g pld ca by digSaun g 5,0y il (6,50
Sy y51 0SBl ol Ly 0,8 4 S Lixe (ol 0,150 & ygo 31 o
S1a8 a30)lg 093 Slwbre 1) Jos (ol 5 (30 a8l Ly Ly 3
Som Sl Sq il aije (s g ogdladl o et o 51 ol
03l o gy p31 S il cestio (gl g diodgo , 514 aie
b[é) slazil uL.S Pl )LM dl): =9 )Jl f?_Q:nA ‘J_,pl 3D dgb o
ol 35 G SNB] lssr (g U 5 2kae 0AIY) 5.5
555 3y, b 5 elael (e ol (1)) 5 (ogat (S
s y3U 1y (Sgye y 3¢ elainl &5 Aliue? (laisl 095 dlis o
20,8 iy ya golail glasly plw p SiiS § (oolaidl glacdled
sl jings wluwly (Shiging and Jiapei, 2011) _ls 5 SuSs
Jl 53053 Glioes o 5 355 (PigOU) S,y (Marshal) Ll
S e dy Sy ST s Cpmsg So ol Sy 93 S
S D95 § (S yaSpowenad il yd )3 )y die g oddiawl Ly b sl
31 el Gy yoi vl eg ol 510535030 20l 83,9550, S 950
ST ols (ool e b S ,o% 10 e oyl a5 a5l syl g
Sy IV €iin s (gl 550 3553 5L 48 g5 486 ¢ Wla sl
S 81 le a8 Crl 03 paandl g9 ,Las 4 (S T (sanawd
‘D]

a5 el paid 50 ol S0 dxwgy dile (g - Ay gy LT
23 sbaoly g Jox sladijo (iclidl g)0ml 5l S815 plasj)
Db s

el ol SO (0 laculled iiile wdyan- 1 gy )T
dydloldy i alS o )3 g oy buso g Ol dga  Sogll isl58l
0300 0500 @lie cnl Jl Fute o 298

)5 o b Sobes (5 s oLl

Sl S g (sl i Jig Ja sl 9 Sl ool il
Dgd o pleo Oi 51 oS oola!

Ao ye vwin g BAS Bpael ()l B gl Y o5l Lol (o oue
255 51 a w3 o s | oIS o3 8 (sl VIS 455 slmizso
g o hio (o ol cysly Js 4 ogs (Sogll Ll cuw (VI
OB sl g A 5l it VI ol adg ) (ab elea]
3y ol Bas e mie s sleinl A (onie (ol ply Lol
3 ]y dsele o YIS (ol iy 00 oo (S sladiza |
L ol ddais (o YIS a g jlade a5 cidb ang 1l 0,05 o
(QoptiMuM) _clozs| &g dlais )3 YIS 3y Jlade 5l ity (QMARKET)
L 55 Jolss alais 4 amd o &) Jdd ol 4 il ) 8L ol -l
OlySed gl asS a5y dg g 30 g5k u»)}.pi b (mlbedled
sl (55 atren cio (Sgm y5l g Cmsg p3 00, csaie
S oYL elaan ] (5] (o« ) (ogad (5555 g YIS
3y sleinl Ha 5l aiign Hlade cgy 0yl 510,08 o )y B Lo e
(OB a4 ol L[] (Y JSs s St ) el L ol jlaie
e o8 a0 3 395 Slwlore 131y (Sg Ul pllan 3 5 By,
Qg > S0l oyl s ol 0T8T 51l a9 29 L )L ol
<Gl (gl drels  JS Cardio (3,8

Otk 9-dise o rSud 4 sy ol s &5 e gy ,UST
el Glo Y g 1YY oa BB L oMl 4id jop o 0B 50lae
Y] €pMeal 3515 Y 95,5 Y9 (g eyt jlas Sy oncls o)
2T ol 50 381 o a5 0t 55 (o A S
bl s oaslB 5l il SISl wl)Lus] 3, S g0 e jolaie dy g0 iS o
u}_.\@ (V"LP Juo‘ B Lrw sacls u_al u—J9‘9‘ LrJLA el 03 yyfe
lin e jolos L o 4 bl |y s 5> Jlosl alyi o
Y 8ol 0594y (Sde Cadgiue (1938 50yl pogde €y Hl, B _ogas
23230k Sjld Gl poid g (650 4 sl Cenn g e
laos (S5 59500 ey S P 1wl odd L 4565yl Cnl oy
& ppeid i o 6331 ¢ Il ¢ oM s 4 (olasl o Ao p L
0l dboul ol 8l gl sl Cage dnaS S0 3o yaan Ly ()b
Jsiume Db (65593 sgime Ly (63l )10 o 4 S 1S 3l (slaola)
BYVE BRI PEPSNEVIEE SN SUNIN [ YE Sy IV | N FRCTS WWESHEN JVES
=S )b e lo &S Cewlon s Jate Sde 9B WYY bole a4 dd |
g dyluod jpudd p3liue 45 0SS (8 pad 395 SClo j0 algs sod

v
S 5 S eMSie 95 ol > Sl a2l s 2 sjpeliy
S @ lyde g baslgs g anaing oo s S Aol < JB 1y Ay
sl sl (st pobo o Lacdyd dajg iS5l ()l )3l ad S
o dgatine) (oehilS (sej 63l S 3myeli Sl (L Slual 4y
J’“’SLY" oalawl ‘..\de D9l ua}w dhbu‘.gw » l) O—=e) )l oslawl
Oy Sl oSl Foi> (yoj (6 )y y (g0 Jlasl Ly
a5y (boged g Lagby) (siuding (i 325 (o )8 8 e
I¥] A8 oo dgamme |y A S edlawl 5g3 e Slo 5o 5l A lg5 o pdyo
ey oo plas 4y VDLl g aliais pe , 0 Sl ceSUlo 5o dx gy
colang Jyi8 g gt o] a5 35 2g 5 (o)l 3)lse
A’_.wy dl{ad«cblv Slaal O Bl [Q] Cwl 0dd Ml?b ‘35)‘.) )Li
Sroged o Il (Ul an lisebl pas g oo 5 ) 35290 cgally
sl o el o oyl ad ed i ud 5 (Sopm i M i S )
Comw a1y 55400 ccnl (gland i drwy Sl )0 gloysis
Ao L Cewl o3l B9 d).i)b dlb)‘/p] .))_g)lf 9 oslawl u&n] JE=—yy
g odluasdl ( Bgis A5 slal ()l i > (Sgpm ,UT a4y
S9r BT 95 ol dse slay S5 5 (o (sl B oS 5 oLl
Jad o as oSl gods il allis ol ool o bbolas
S8 g gl cla s 90l 8 5o g olaidl pllasl 9> S g itie
plas 3 ol )4 g oad (Byme 0,5 oo ply Lipllassl (] 5115 555
B posie bl el iy 98 oo Slaimiiy =) )3 (6348 S5yl
B jl e 9 290 i (gym Pl S Cndg g iy (g

2 b Syl pUB b ol RS oo b g cSllo Ggi> S
gdien Sl o gl g el bk 5 g 4y BT el J s

..“" - £ .“ :‘.,.‘.
LBl b A (9 H Pore (s
O 4y o3kl L) s e gy BT 51 (il A1) ) ey s o)

WgSa a3 o L 3310y g0 dnaly 0L (g ST 1l SSsSs
L caudly 53 ol pld] 5L (invisible hand) el Ced sl
ool 5 Lacdld 5l (il il sla Sogl g | il e




Urban Economics and Planning / Vol 3(2), Summer 2022

[Plessio Sg s i cuad g 5 LAWS g b ye:¥ Jsui

wopad Gisy s sel, 5 a3

ol e diivan Lol g 0 L ylil (60al )56 o (g pm LT an )31
5B ot & (ool 8l Lyl 5 53 -G cdgn plaBl aiejls St
Oilee coley b S i pl wlBgl 2 0ol IS i () (gl (iogas
Poezgalledsds il ool opdie o (celanlsg g B
M el § 55l o colin (), K03 o 595 clalidl 5l 8,8 L
mogad Jooly 08 03365 1y (e OIS 50, ST e (g3liaidl
5 (self-governing institutions) ls, $555 (clasls (5,5 JSd 5o
&l p a S L1y Sgp 13 Glgs o uogad Ik ¢y riomed - Lloa s slog]
pleal St &y Josoly ol gl a5 08 J s abogyye iyl pas s
Sl g S oS oK ges (gl -l ) gnS Calisis glg ]
135 om )l g8 93 (ml S (oo Je2 503 B g8 ) (S ]
bablis (gl JBL %03 gy S (S93]) (Hape Al ol 2 plisl L
Interested) x4 ¢> slacd b xdlge 55 ;54 ol ol (g ym ly 3l
S By 585w Sliwd go)SThe L) IS ie ] 5le5 o (parties

5] a8 > ols )13

0355 (953 39290 )8 95l (=t o]tz J S
SR 3254005 53 (F9mr ,U]

OV sl M5 )3 0 g0 (5 30b (5505800 2 &8 ot IMSio 1 S5
05 oo ol (22l g sladizzn g Ul gy ol ogy
2 2488 b g ST gl 3525 4 ol s el 4 (g LT
ale parass (55K g 355 0 (60 x5 Sl )3 51l 5 10
pLLS (b & gy (S job dn amd o i ) w8l i
DY g2 STl e Gy b o) pslatods (50 (55200l

some el 5 (gAhpalgg Slo dnwogi LS g aalS o Sy glayl-
] (Sgym Bl Mgy 3l (6 Sy ] B 5 A8 oS daangy

o )luliwl g by Josllygiws dacwbuw welgd jl (dlacgoe 8ymo -
falply ool

N Joole S plosar pladl g el )3 i ()i koo
fdawgl Al )8 )

alle 5 aall b b dele 1, S, 5 -

a3l S a oo d S SleMbl ol 148 o yiwd )3 g drwgi-
b oo pialS dble (slaan ia )5 @9 o 5505

ST ol s g 4 gl 6 hd (6520800 Fely et 9 ol
ety -l 539 s 15 3 i IS5 2 S Sai i

[Plisdae (3 95m Al Cuaaud g o LB g aud yo 0 ISl

&S Sy Sl aiile ite gy 3l Tguame 1S 4 Sl cggame
sleinl dipns g cgdlas o d Cad (6 iy YIS lde L g 4 e
S 395 (6 )9ld (Sl )y Wlo St Sy I3 (e dsliy g 00
sleinl a9 g llao d s & ol (65208 (VI labe d g d e
P 0d D By ne g e sV jlade gy il Sl a5 Cyao )3 39 0

L8] canl a9 2al,18 (QMARKET) |3 Jolss dlais

Ol By 95lw (By20 9 Sy 0T 3,5 (9,

i o 1, iylaeled 5| 56 gy LT ol 8l 4 LinolSty ISy b ay
)bl ‘u_;ubum)lé_,uwum@wb”m@@;w
B el liws g 38,5 a5 5. W5 dy wlee g ()l05 55,1 L (Sgpm
oLy laay e o s, Ly ol 8 lobidl gy ((slaas so)
Silw 59 )8 g5l (65 4 - aal o (Internalization) ¢5ls g
alyslas aas o)l 2 Y Baiig b g ollas 5 dn By 5035
ey (g BT 05 (550 [P a0, 1 1y LSolul g e
Sl oaseis gedlios ) A con 55 gl poloa dil b SO g 4
o bl i (6135 5, ¥ ¢ 8l aa s bl s g oa S aler olwlis Y i Sgpm
b o o )51 SO 3501 ¥ 68, by b wgs 3l 0, S 5900 sLile
(0305 9 Sblpe g anse caby g cdld cup 93 o b Jlops

ol oy sl 3 (o0aste awlow gl ( Sopm bl G lises 8\551 REN
b Sapm BT 5355 gy ¢ st Ll 3wl oais 03 Hlib CnKi o
BALS A (e el Al 3 G bl L o (VAYY (oK) cdgd adilie 5 b
235 o0 D90 (V05 565) Gy 1 et (slocdbo g gy

o9 Sy sladaol, g Wl

9 g Jroe il sl @lga 3 o cl bl (gu S Jool 5l (S
edgd ais dge 1) il gl lgice gl (B (cegee piSu
P Sl ) (b Lol 56 2ol el ) (egito slacsl
Wsil) b il s Sllle mog 52k sl cgs s S e JLis
s(command and control) J, s g 5w glacwla &b 1L L
Oy g 1S gy 1] 3 e Lol 93 il (S 5 G b S
(tradable permits) aJslo |56 clajome jgiue Cow ) oo jleblis
sl Ellab g0l 52 (5l (Sl A 2l (295 ¢pizmen 5 (53]l
bais g o il (B0 30 5l Ui )0 %0 5 6 S sl psbaite 4y g
oo Sas ay |y Lol Sl (gl 00 5 dnogs s 1l oo Lol 3
5483 (IS ) (xbo plio dguomali 8yicae | (36 (g LT 4
99 Sl (o0 (i Al 3)5-0 (lmoge s » S5 L[ WS (g
Goo J e S8 g ol s o (3ol )3 039 (S ST 09,5

Gl (Adiag 5 (o) )5 aeliy




m Urban Economics and Planning \ Vol 3(2), Summer 2022

www.eghtesadeshahr.tehran.ir

oy S Mo &y (6 prs (080l g Fawly (0 5 Jliie ale Lanalis]
S gt & Prie (§X4ie 9 o) SIS b jl dnmwgd S8 (im
03 (yeoj dawgi (Slo o) la5 9 ol o (glp a5 sl il g Lacdla,
Olegusgn Ly b po Mo 28 (gl o350 bl ol 5 (G-l
obbbre g (limyaeby day (Bme Sl )0 goyba 4 Cowl (g
P ol wwblay ol (Byme dny Gisy ol Cowl (g (g ydel
3o Som S 035 (5950 9 S b Syl

b Ao 4 Ol (i ol by sl 1l > Vol (s e
4 W me Aae L1l il ()l -cwl (institutional context)
31 3939 55 (VAVA ccadg) 1L (slacewSs L (1293 ¢S 144
Sles S5 55b dged cuSTlo §aii> A oo Lo oglaol il s Moole
a8 kg I Jamaro ciy y5 (Gubo ¢yl ol g dsaelgd coSle gaind el
T 8 15 > a ly oMle (o] 5 1 o Jetees |y e
b ol (o318l e 08 oo it ltllas] (g slaain o
Veof alais 5 VAV (e H32) (Lol AR (5,1 H13A- AAVA
DIV ams o sy 4 ol janass jl s (S0 coSle Gad> ciln,

o g oy 55
oy oSl 35 b> g5 550 45 39 (HODbES) o by s (6l
u\..;l,] ol a8 5 la (State of Nature) _xb comsg d b o, S
ol ] s il e (ol 4 39,9 5LET g5 e ]y a4l (VS0Y)
5 (W) Sl LIVYR) SY {15A) pyd aile (g0sie (biaiy ]
d ST 0aaS 1y s g o 4 CoSllo 35> 5550 5 53 (WVF) e
L ol Ll el 0393 5Lt coSlle g L dgalyo 13 Ll oS
53l S sl 5 98 Mg el sl (el ol ]y coSlle -
it ot 5 YIS S oslil ) Sl 3> 4y Sl oo [VF] widls
ol (5gmd o aiS 55 ool 3> o 4 48) 3,15 0,5l el )3 S g b puno
ol i gy B > 03 ey JLi 3 JoLs ¢y i 5>
@ lgion csllo g (9500 s JUI 5> &2 5> w1l 45) e
st EeSle (o] i 39 s 8 3 5 (55 39
S S L st Sy 310 L ot o b s 20l)3 S U5
@ ) sl )3 (S8 Bg 48 o > it G g 4o gt
i 55 Oygao dn |y Sl (§gdn (VAPY) Siaed it B oy
2954 59,5 )l )l Ll o it 3o 4o Sl 3gio? 1S (o0
oS 05 o e e She g 4 ol ST ey 3 0Ll o, S L
Ol Gl b (S o g Wigh ) pidite Ly it 2155 o0 ol 5S>
ol 553 3313y ol o s s o5l baasgs oa bl Laladl
P T g o s o a5 Ay 4y oo il 90
L 51,81 ol dy 48" ity Aol )5 oo sl € Slo 3 -9 0
D00] €S o e |y oS o (g9 ) 5 A o0 S8 005G
potie S jl j coSlle B sl (b odoy g loj cdS Ly
I gl (glatins popho any d By g (il (im) 4z )l 939456
5,50 (0OWnership) -y ily o Slo 0jg, ol -0 Jsis oSS855 B 5o
W ol e g ol o e g S Ay e atBlio g e
Sate g calisee oyl jg 00 beyol ol [VE] ol ol 5 €15 Jome o>
(59l 5 5Ly caSlla G5 45 S35 ol 0SS (smois
S glio 59y il o Sl g g Gg-i I JSiie g el
Gy N8 Cilow 30l SO laie d (piorad 0SS o pplail g 390
a8 ol S5 JolB g calises (glial ol alio Coy pto o5y M)

09,5 ¢l 0305 12 9 5l slacled (s 1,8 0 )US Ly (s jo by
48 (o) o)l g Lac )8 gl 5 5lul slacdls jlLac s i
et pslome o138 g Lacdlad 1o (g8 B (Sgpm 5T g Lo o
o=l - led S sga o ) LboT ool ad g oy |y 53S0
Oyjie 5 llgd 5 sotnaing ey 5 )8 Aol B 3 Ay 08
Bble > Sl oa S ulgr sla o p)l8 gl IS 19,8 500 (gl
0l 03y I8 &y e (45lere CoiS (gl 5Dl > die Ly Soalanl
0 sl S sl pldawg S wias SO ol (S [V el
alas 1095 48 )5 jom0e i o oges @ pe SO jlAnb )b ) Gais
ol S Bes 500 yinS diald a8 ol () dawogs S wiwmw sLol3e
Siateln oo 9 29y )8 g Sl pslaie 4 col (See a5l (Sl
Ub.:znal)_,_.:ﬁ)'\ d)l:_m_;5w|ab\bﬁ3|)3#ob&mlo’|)‘|d)@
JyiS 358 oo CiBgia |y a5l Slome ol (S Sl L STy g llasl
ogMe - ol 045 druwgi (cbaolpiiiuy CautS donts o L] o drwgy
7 Som Sl eg leMSte o ) (ailid 53 dnngs 38 (2l
oges Oladd o Slles cladlja yials an SaS aile ) 5,08
0 golSisgSw e K g 03l s g (g3 ya0b y 4y oS
5 35,b (g)lassl iy oS e Sl 1o Cdgize Jlos! I el

JoSo () (uSlo (358

Lol 0355 (632 y40b 2 ol (gl ] s SaS™ 5 150l 35668 drwgs J S
Cl ol (ooges iso cdBd o e JSiie - Col a iy 5 pla siwlS
539500 (soglnal il Camw Sloj sla pi b sloml L i oyl 48
B o Jraod cuw 038 lad > (il g 0jgldio Sl
gl J S Gl 395 o0 damgi ]38 )3 1553 23l (6l (a8
S cdamgs o byl sl oY (Sloj anlie g Slail 9565 (3o 113 )
230 (55528b 2 520 8L )3 5l ol g lio a8 Lol Sl ol jpaissn
wile (Ui j i s dnsg S35 el a2 g8 BB s AN (g
sl DA )3 glie B0 (g9l 9 J) pasmd g 3L 055
el 0 Lo 1 )y 5 i ol sl bl JLoe! 51 5 Ssls
Uy 5 aslalgsds canuogy JptiS (olod ksl 48’ Siditns 5 1 ccysicmod
) ooloiiy (grdrwgs Cagllas Llgs sas a8 Wloa s Ll &l o
73S A5 (93,5 jgime L 9 08 ()l el jobo
Sl Sy 253 dad bl Gy 5 )b Sl b degi | pols (laac>
DA a5 5 (65 bl s § 335 50 04330 ], daasgs S
ol (hisS o bl (yy) U] 395 oo sl 4]y 39550
Sl (S Sl (NS 56 (D50 itin a0 Sl 45
Mg g JU bl g sol )35 (slmog S ) olie (25 3, pgy e
Obdlbals @yglome )y Sosllasl (Lo n)lS 35 505 g (opwd Jo6
Laio yslado 4y o515 5 (528 48y S8 L o5 yteli cddges (gl -
6l Aelo, Aty 5m g (S ans o iyl 38l Sl agime sl sl
gl Glomie 4 ngd (Byxe L g0 )iyl - o aal 37 Lt
gy JUinl | Lo iy 1S Lnsly Sy )3 Ay ogas Canito S
e 5 cbilin o o Ky Ao Ay 58S ddme Sy ) g llasl
N eprizzen Ailosd 1545 (slmog ) ay aysp oo 5 ol glog,S
bgsyo sl Aoy 4y adilno dasgs dy gy (sl 45 Lol
Sl 4o g 58 20 392y (sl (isled 9 595l lSel 0295 0
Ol 5 18 o 1St (g S slaalts gy b e Ll

DI s o pbat) ) Gopw 51 IS




Urban Economics and Planning / Vol 3(2), Summer 2022

i Joly S il 4 U oS adl) IVV] ail o aass
2 50 95 (S Gl &5 A8 oo Lol (g 51 JSiio oy (65
b Sy sleoliy g Laculad j a8 b, slaall o Lacllle xsg
S (bl ol dine 1§ e G yd Caumdg don )3 ¢ Sgym 5]
Sy 2ol el gy ,UST |y Lyl 59 o elosin] (slmvai o don |
1l cmsg S (reciprocal nature) asls ¢ comle (o 35 4
Rl i cBln 108 (oo (L 95 e paiie py-bo sl (g
O Vseme .08 iy 1y 555 plowl Al oS sbwsl comle aS ol il
_xilguﬁg:dwloﬁlsﬁdﬁfwgl{@T,xu)@WT
Sob IS b Lol olaisl ol Lol SoiS Ll g S A Jsle
B Jole 4y 3 ol ErSels ey oy g g wgd colo
ool B Jole A Lale sl o3Lal aub LT 1aS col oyl 595 (6 5 paonas
JSie Sasb A ole 4 5l y comaol 4 5o B Jale 1L LTL sl
DAl ccul s el jl oS5l

£ 3 ol 0 YLl (g3 e g 4l slaal)l L Lol
oY S o o 595 porie 4 M (S ST (g3l g
ol Sl 3585 o (Lol (0 85 3, ol b sLmiyso
abolos gladija g b oluaidl g e yigg coSlle o> do b 4 S Coul
Soxly Sy JUT g iiales 35, ey Juds cladd b wsl yials
Ivy] «ass

B9 Jleslg Ginl iy joi g el iz o g adslio slaaty o
4 bysye claan o IY¥] cod 15500 5l osliwl slady o Sl
o 38155 (glyn g ooyllas gloasy s 5 YOI o> jl cbslas o by ¥ ¢ JLai]
Ol 4 ddsle slaania 5 ol g o 4 355 e iy [VF]
VY] ol o gy ol Jos

duad bl as 5,8 IYarwl lg o S (60 Axwgd (g3 y0b
iy o5 g 53 S 13 9SG Sl 6 e gt (520l L o
Sladiy 2 2929 503 (59 jl g alio papadS j e CSllo B9
CuSllo 3o ddgl oluaid] p o (654 (6325400 - Gl dsiags adslo
Gl a olstd gly 5,038 o il adsbie (olaan ja 55l 1y ot
Ll il b aYole d e L o lad (g5 a0l pllas y a5y )50
sl dawgi (650y400 0 b abal) > coSIle Gaa adlllas Ly g 4l
G aaliy G alonl 5ok ) 0iS e slonl s lie 4 lole §ois
.b)b 3929 (9 )l_’i’l JS_‘M J_‘> d‘)_g pu d)—i}.-’ dl.ba%_,i} ‘(u_..n)
ST 358" 5y Caomw s 1L 3, aly pl e Slo Gg- i cdlimy bl
Lnlg aoei g9y 0pShe & jlre 3D (Male ey -390 Culin (g
4 oo L b aale a5l ol ialST L Bls a yone Ly aS g
2l sl &5 oo @ caal £ Bl

F1 S 30 (535S (9> o ey Ao (s el
O35 (9 ool el Amlyd (S oSl Bgfi> 1 A (g

el (elonl clie 385 (gl o3l 5 i 53565 o0 pU 5> A
Sar Pl g el ol o Al
g el gLyl gl (HoSe sie 4o el 3g-i> e Sbn
siwlows Slil g (spatial plans) Las cladsl y aile (gygwd g o35
by 3 cla L )3 [VWgW 555 0 i , 55 (pOlicy documents)
B9 g wes S8 imytalin Jood )3 04 ]38 g0 4 cSle g
53l IVY] el 458, IS s s (o By i S
9 45 s oalitul o Slo 3o 510, 8148 B9, 9091 e 6008
o 35158 ¥] 535 o 5 oolatdl aybio l snlil S il s
925 S Wlgi o0 (S Ay &5 A8 (0 T (o o gy Ll
95520 3 (S dn 4 (e dag (LaBl 3o g a5 L
5 Caslle o> (o S Al 4y e Sl 550 (0l et
2 G5 GRS g (e (iR 955 g0 dnmgh Sl )3 (g U]
2 b a i anld ool baome jl i e 4 e Sl 398> o)
L )3 of an dagi 5 e e ) o Ao 5 al® ol el
D] el 9970 sl (654 ($52y%0L
Cpobl bud LS (g (g3 ydoby 0 couSlle gois A las 5yl
CeSe Gois sl (50 Anmog 30118 )0 L gie g Bss eSS
G Olaidy (o> il Sy )0 )5 (g T ey 3 i
a8 Lk o da ¢y iy Loy 3o oo g 3 el Sl
CnSs a3 5y Gl (S il s ils (ase e o> (ST Coul
Sy las 10lg5 oo adole S aS Cline ol a0 ol 5 L
Sl 3 -l ool Gl & dolee ) 55 45 a3l il el ol
9595 golia 5l KTl 83lunl &y e 48 3,05 3¢9 ool e SIlo 9>
Olgis 40 Slgi oo coSle Bois -8 4ol |y Lincd b den eyl Al
Iy S ST b e & LS Sl (gl (5l (Aol Sl
31 sl Sl g iy pace VA D9 a8 8 5 Lai s sl §
oy g (g adle) (e g e (g )T g Ay omie g lie
gy e (B Bk 45 (g0 3 50 ol e 35-Be ((Hm
LBl 4 wilgs e (transaction) ol (a8 L ol G il oo
L3 9)095 59351 eJlie plgis ar a8 Jpands a5 Ly wils y Condio e
Trogt S slen 5o a8 b ol hdb S o Jeod (g
S99 Lo 4 2550 el g 30 S eimon ol 00t iy o8
Candito (Sl lje BTl g 095 ) Jome 4y 4293 Ly s
21 ls (Sogl (ioman Lol a8 o sl (Cto (g »3l) Gt
‘)OTCA_ASEAZ,;J)b?O_i}le)_gLéBJ?J_;M@JaK)IWdL&
slacirlas 3 Sudcawl Jlaas! coul (y Son (o> aimd o inlS
e Soe Uil gt S o Jiig o> (sl el (S
Mg ed gy (Sily Jols & A8 o0 2 ) 1 3 Ste g
glodls clacislas (b)) ebed Ly 4 oylus (glasllS clajls
el (alS' 5 (Sgo (59l dgmgl (Soglligrsos (55 e
5 P33l s pma SLiel (S slaansa Gicll g sedlw g dlaol
ol v S5glgST BT
The) _slas] &ty 5o Al o 3lis 55 ol 53 48 e Sllo 3i> cdlen,
LUl S8 dal, o V8] ui 820 ;45" (problem of social costs
eslle o Jloel 4 (alSin 2)b 0SB cSlle 9i> Ly (g
JB csiio Ly 39 o diane dosola oy 8l (5 pyoa By g 9o
56 o Lags pie el i Jloel ) (b amele 31,31, K5 oS
Al ey 3 Lo ol 395 0 Sloml (Sgpm 510N
T lie g camle g cuSllo o olas e )8l ddady (S5
& ol BT ol [V -] il anlgd 5o g Cundg oyl 1 D990 (S
iy o5 Sl Ggi Lyl (gl Lol el 5] gslio a8 w0 5929
Lo )55 0 jgi0 4 g 0456, Cand ¢Sl plge oyl 4z 52 g 0t




m Urban Economics and Planning \ Vol 3(2), Summer 2022

www.eghtesadeshahr.tehran.ir

sloayjp oS ol il )l 1ok S o oo By b S 4y
5920 8l d8ybbgd WYl g o SUlo 5aclB | a5 ol Bl v S dile
oL dalie sl 5 las 51 (gl y3 Lol 3, S ool gy 451 (40,5
b a oylud caby s b Gl gt bacl oyl ) b ) 5 g <l

VAL 1S o 59y 1y (g ol 3l cossdapns]

599 — Conljo bacld LY

o 5 i oSl b1 el e JLael Bl S5yl o
Jledadlo gl (Bye gl (55 s o g gl e bl pl -l
&> 4 Jl (S plsteds (2 51 003 B3kl 1 6 Sgle p> S 3>
Sl (55l s > Bl 585 3315 -l el 3k
S S (o150 00 g o3kl jd aldlie s lio a8 Jbs o fcwl xin
Sl laises 00 ez (e d (gl § B yad . Cwl dg S (Dl
Gl 3l logys Lol 5 goasl (o il (3,5 035l 5 jolow
olSaly v S gt > 5 Galow (SbyB )l blod jlccwl ceaslie
Jos S jlojlal s b il oo Lo jlomio 9351, jolomio ade
Clablrs co So baelB Al iwg 4y SHo 35 4l Ly - aad aobldg s
syie Jale 1y sl pindizmg Coonlio (5 0 ol Lal -2y o
278 483l e tams plodl (Sl pladlsg s 3o el ol (g 2l o
il lge (S )3 adl args LB 5 pae o130 (aed (9w jloaid)ly
WS (g0 3ome Oyl Bl 4y Cod )y pdie Jole s dags B0
38 G sim 00] e oo ale (6,800 (96 plaBl I s
Ly).f.b 9> Q—.’.I O Q9L&S .[val _\_SLaLsa E,J.xa C,\Jﬁi_...m 50<l8 uuLw‘ﬁ
3ylge 53355 S Cdgiume g CuSIlo a8 0 oLl By Ulgs o
Lol B8 Lol 3,81 ) 5 A5 i o 31,81 el o
CaSUlo 81l s -2 ddlos o Vool dlolos (glaaiy o (o]l S
il oo o8 3> dobe gl ) diie) g am o B S ) 3> aS
318131405 Ygano (13n S35lT ) ool 3 l30 )3 Blio )3 .ol e
35 atolee (slmaiy 5o egypal -l Jlgs LT i 9 5L s
ol S5l a8 Ao S 4 ol g0,y 8 sLaxl Jlaisl g ool
AYAD ool g )| e gnne 0328 5 g0l 53 s

B8 e 9 iy g (6l 5> 45 A ine g5l (] e
OB el adls 5 (lpl slaanie il i el i
)l ol g5 5l gyl SLssl cpoman g aalss 85 (ogad
el 025 Ul 505 o8 i gy 3 LS oyl e
45 Lacunsdy ool )3 1)) iS5 (oSS Gl (ondgoypt g (Aot
S 2,5 (0 295 & (ages (VI S Cmle (S 5l (il Sgy
iyt 555 slmidylo 53,8 Sinlan g0, STie g 5L 318 5500l 4y ol 8
Lol (ySan s a5 (STeadolio slaaiy s 390005 Lo 4y 3815 Jgas
oSl o> il a8 )b (oge 3 -l pmdize g o), Sy
by (il sloai o (fals (gl 3290 (slacus § o5 08 o0 ol
JBE ol g sl dnisgs S s 3l 503 0 ceSllo 39> 4y
] ity glaculow )y 50al)lS g 5aYle (el pmaiime
(D] olty)

o T SSide (90l g Budelonil sla gy
Ml gmdg0 ol (A 5 (2 a1 dplodl Lo tagly (i s ol
oo o Lagl (ol (glpime g gl b 5 59,0 5 (b3 (S
sbagiagh ity 5 olie Silatge j9,0 350000 (Byme Lo S5
o )T JSto o g et (sl 00548 )5 (sl g, g Lailn,
2O g3 (6sls 5 el (e Sty 53 comizmen g (il s ol 5
el 015 plol ]

ooy o al8 g ol csle g divge ol (g 51 JSto
el (g 2> (S )l slaanze ol e ay (S (0ls
SO g aa bl ceanlio d e Slle gois (olaidl cowl S
oo ol S el Gl Len 5 o839, 5 0y S 5 o159, 3
5> o pelaiBl Cpp 0 )3 0l eges (B ALl cegila g
2l g (o (i 390 )3 2l 00 029, (el iz e Sle
Cualy €l (3o 4S8 dirsg o Ly a0 ST (il Lued L cas o
Jte (67503 5 4 48 5,0 sl ali o LS oy lSl (e
B9 (—oluol g 4l 5, SIS S il gl yob oyl s 5aned [V V] 553
CiSlo g 1S o ol 8-l (S ST (3l g3 e SUle
I (30 sl a8 Al o a9 U1 09,5 (90 sl (ol
S5 4 (P50 CSlle o ey 295 (f dizza it 05 (9
S EULYU S U3 P Y PR 2 N P NP g
0 3501 csli wusle o> Lol 5,838 S -0l (eolaidl g 48 poay
[VaT €l g BT s (g5l g0 4 litood 1

dosg (g5 )a0liy 85> )3 cSlo o> Cbln) (65, (ol il
B w25y 3y L S b el pla amd o LS (b
o o 5008 58 05 clie 5 ot S 39 1 Ak cSle
Ul Jds an 1y (ol clodnngs (siw (oulais (50,40l slapllss
dags (0L pLLES S g0 39420 uold (L0 )3 (e (g
Slostio (g )T 21y el Gy scelle 9> blin) o (e
Ol i 539500 o) (cagas o> )3 (98T 48 2l amlgs polaid]
e g T CaSle g 4 (olSin - Lol on Bage 4y
G SHlo as ol wnled &y (ol Lo Wrdruwgd g Ly y5 by
ol ety b (S5 i henls 4 LB (ke (g T 4 e Sllo
cod ol g5l 90 o] asl el sl o=l VOV sladd)b ay
CeSUlo a3l 3929 (S 5l IS J> (sl cuSUle 5> e dln
Cuonljo 8ol g ol Sgym 5l ISibio 4y (g0laidl 5, S, 48 Clgi e
el JSodio pl 4y (LS Bgi 5,55, oS ol -

(Property Rules — Liability Rules) Culgimme — CusJlo busls .Y
G Cdlmy Cow (g LT USiie S Jos sl gl | (S0
5 ooy Lasgi 3, Sy0) oyl -l Egiane - ey Slo bl e Sl
oo bylyd 5 gy JUT ISt 42 (6,505, 5 0 5lae (VAVY) oMe
gty & clatslo 3 (gl 5,Sg) oyl 3 ool dolon iy 3o (39
030l gt s § CaySllo S elgh iyl 51 iS Sy0 y sigpe s
(59 51 eyl Cunsg S g oS Cwlize (pl 4 c Sl oaclB 055 0
55 B Al S8 155 o 3055 oo B Ll S 0 5>
S Gy 9 Jlin By b 1S ol 803 Byl i 3 1
&> onl 93550816 3lg ol Ly il o ysly cwd 1y (6,500 5> dnlgsy
5 i ol dy e gitne s o ¢ lie 3 Lal.aS (gl 31,
)l g8y Jl s Latd 5395 pos 03> 3> oy e ;503 By Lol

VAL 5 9 508 Gl g5 o
555 Cungd 5 1S 0,STio e3> JUi! (gl Al g o e Sle Bl s
Yol (gl (slanly oS baeld Ly 2395 oo (pnnd (3d sl (G )]
4 (93,8 4 Clgie Bl a3 35l o ol 8 asliionlo) 5 )il
O A4S amd o ly Sl ol oyl cowd an ]y (6,50 5> daled o
by anpile (w9 15 colatl) 5l 3> (Jolie B)b cols) (oS
5 ki By b culs) fady 3> Aol « g ol 13050 (g9 4 o )lus
aullag b oo o oo By bl 55 Caand 95,5 oo plosl o3I (5w
& 5295 0 (e Gyl £a8g 51 Ly ( (B Cdls B a4 (Caoyd )
SYolie gl (glanl a8 Logl 5l coSile saels [YV] adsle p5n
Iy dlaleo 48" gt amno 1B b b3 )5 ol diodguo 4d logd g asliion L,




Urban Economics and Planning / Vol 3(2), Summer 2022

B slagiagis ) Joua

ARy (Slyeme ARyR olpe
e S slmosls cpd b Bl Jae G laer S ol b oe Jlizslasy p Reslh Gy 8T Sl (o 4 g 0
Lol s sy oy (ette ol 3B (itio gy US1) gmalin s (sl s 45 355 o0 SVl 3155y 0 65185 ps Sg b )
Slg5 o g0 | (b (gbvad o )> (56Kl 3l g Sy cg il -l gliie liad glajuliie g Lo s 1o Lyl coity o) Sg5l | oysKanl oy 61 Sy
Vg oxa 8 l (txbio sl dngi 0B g cite , ST BamO L gl A S (s b slaml sy Shoe g (g yaelip an | il e 4 (olab Ay

Ol s LBl dangi 5 (o) SIS (S0 y80lp (0305 Al S (gl -09-5 o0 AT 0030 39250 (65 pel 0 gLt b
PSsbiadas 3 05 5 p)l5 slmodly (039250 Cygd > (alad e walatl G oz )3 3Ls5 2L L Sl (sLacSisS Jl Jiong
€ gilwpSTyen Lidin oS caiains (sl 4 b 0oy Lis yiagl cpl 10 -5,S odliiuwl sl pgas ywyiwd jd a8 S o
g3 Ol 13 53 (il Baa ol (385 gl ) ity a by (LB g (e Sl el it g0t il
olageshy goladl ‘-d‘-’“’ bapis g 5l (86 olab Sgpm Sl g (e 6 ) (L ol (s dbly oy dy Cidin

)35 o 6 ool 3 Slos ol (sl lSo 13 (Rl gy BT 55 1 Ao b o) )8 (5525800 &S Ay A

Syl oy 0250
el g oej 608
SR (soLaidl
[¥-]

legiss 9oL sillae o 555 co JYaaol -39 g0 (gt 2 CasSlo 5> 5 (0508 LoV ¢ gyt ST (i g g e gy 0 0
2 0 gladely rsizman g landl (oga ooy U (I (Sogllaile) amd o ) (oges 5 Jasm oyt dooys 5o i (Hgom
O 48 555 o ool 395 g0 0oy (o508 IS el Cpanl g gy BT e o (sl a6 1 LV (iS55
S 58 395 a IVl -3l VIS i ()35 35 5 23 s sl ot (SN sl S8 sLaVIS (ol 0 S

g s blittl (it 8y~ 4ty oo 148 A8 (g5 o a0 oS il ln g o & Cunline 4y sagas SV iy

d\.m\”f (@9).3.3 )31
398> (il 9 (050
oSl
[¥3]

2 il S b S0 it (g Sl 5 (b 55 sciands CoSllo g 5 (53280l IS Cnidg S 2 5 g )
0P9) iR S oo o ) 3l (Sl CBln) S (88 Sl 9 A8 0 S s o RD S 5 (S5Sn B9
LB (ygely 3 eyl Jovo Jnod a5t Ligojlal (slancindss Sl (lprliws (B0 ol Jdod sl |y S oLl i lojl
s syl s ) il oy Bl sl b ol ol (ol bl (S &8 3,5 o domets dalllao gl 1S oo S5
Syt gy U3 el dmy Mo glE5 b (g 5L 3 e 5 Sy s lianoly] st ST )y 6l Loyl imls a8 Lol § 4

ol g laeo (lsB (0945 9 iS T (6jayael o plos

S g Sgpm ]
OS5k ) (6305400
b Bl s S
[¥y]

il (gl Ao Aty g laz S Sl g Sl (s Lame (3900 JUT (213) osslys e GBS 9 SLaBl s (65950 gy o0
ke (g 8T GnlS sl Ml (5)l50m 45 WS o Yol 9 08 o o0l (Mol gl 53 (e (g LT (b,
Oy o 890918 28 S (el (655 en -l )T ol ay cSUlo 5> a5 9 iy adolis (slivalyo oy dlé plie
4 o1l clacylgtme (6)ASTy Ly coslle (35 435 oo (390 |y (S )T &8 0580 iy 5 CuSUle 39> s gl o ygtS
2 iizre gleg S as gdlie slbacl iz § (b Lame 1 A58 51 (U gy 31 Sl g laie ay e e (glaypiS ) Ladle
Ly pials el S1ie g b sl cslle 9> (oluazsl dobe (claasy o Jole Loz a8 355 o JYaiusl 355 00 dloml lge sl pos
5 Sbrz 5 (V) tmar Lo S & (o sl (2STy 5 (inlS cladiyjo g g 8lio 3)50 )3 (ol (aglasl (V) o o ]38
0B Lo (S ie 3 8 )Lt bl byl cyo leMbl ay ol b (s yiasd (¥) £000,8 plaBl s e s glas p3y0 calises STl
bl > el i (oliaisl 4 dolie (sboaiy s eolio  ionghy cul 3 o3t g ler - 38l pas (F) 512l 5 pials
Sl )3 w3 oo Lt cuSlle 9> oluaisly i poi Loy o 1oy 55 5 S (o0 55 58 1S (oo 3l (Mol (st oo

b ol i 5 ey i 2 S e G BT U8 sl asle sz

Lo gy 561 b3,
ellnMe i Sl fuj
[rY] dsleo (glnaiy 52

5 08l Al oo 3529 4 eino o g Lacllo 1 (g5lgs 00litsl 90 53 48 3315,y o gLl Blws (o2 s g o]
oS 5 03Ul (ISl 9 39550 0305 32 gy ) (S T US98 Bl s ais o g Lo 15l 93 slaiinss
Sloansp o (SNl b a8 395 0 SVl 3950 Jelod g (pp (938 e )18 5l (36 () S S (s 9 0
o L lesar Lol | Sergd 9353 (S )T oadpdy meitane O yde g Lacllle )3 padi o yoxie Sl (- SKan S pte

e Cewd (530l B Il (i e 5 B3l g M gy sz e il 4 (ol

olyyie 5 L
Soy il baS M
[v¥]

el (898035 3l 53 (S S Mo cle Sl (gl Sl (35> bl Sl osliiwl (SS90 53 45 mgh (-
by So eonlpl S (g yaaly Jsoly i v (codail (550040l 2 (g Sl OMSie (28NS ol 4SS (0 JY i
CaSllo 3o &y )las 1y (e (Syex (g ptelip cdlin (095 oo oy S (oo o3l (Sl aelgd A e Ul (5540l
58> o2 03 a8l 9 geeS 4sgSe 3 (Lt idgy (a8 oo 0Ll (g yalig Jas 53 Al () 3 gl )8 a g e
oo LS gly 09 amdly cowod sloin ] JouB 350 ot S Ay U dgs )l pen gy ol Mo Ly ablio (6l lg 0 cSUlo
4o (il s Slngy b 48,5 IS aila 33 S S g B3 p dnngi S0yt 8l 2 Blny il BBy (it (G029
Mo )53 9 Fgym 5l M it &S il (gloguis &y CuSUlo o> iy 4o 3L ¢ gdolyl8 JSiio 4y (Slo 5git> Joly S 4 S s
B9 panasSil g 33 xe (sl 4875, S oloddin gl €Al (anlS 503 (gael)lS Mo slonl (g (8958005 L )3 e

25 Spgo Byl Aoy 53 (39,303 5 dasgs S NBwgl ) ke gy S o> pelais] B ] e 3 ceSlle

@ (Sl o> i,
o Ol S
[a]




m Urban Economics and Planning \ Vol 3(2), Summer 2022

Bl slahia g5y Jgaa

lgiore

R Oles

030l b g 8,5 51,8 s 2590 oyl bl o 25 SBTL dgerlge 53 g 90 (sl Sagy ceillae 5o iyl (3! 52
eelsd (plwlid g aie (S0l 9 S M55 Sl s ) o) 5l (o Bofi (Bl o 5| o (o8 ~ (b B 5l
G5 3 oSl (e Culgine plLL L 3 Si9) (ol cudbllae (e 00 B3l (513 S0g) 5l S o L S5l (e Cudgine
B 4yl B )3 (e Clgtas pla Css oS W e S0l Ay Glemgly gl aS (b il dsgsse
elaia] Ciie ol (gjlusdindir 3,509, jlepgd 9 428,55 S (home Cdglne (slice o b S5, S0,
2 el Bei 3 (P Cudgine pllas 4 S LSL 4l 5 (5L 0Bl doecs 93y LS Ll 03,5 g9y A (] S0l

<ol 0l @9 (g3laidl )5 Bus sl

& Lol - gis Ba,
Aplaladl s o)1 b1
[vo]

oo oL 3 (e g pLS 53 g pkae (2l Sl Ao o (sinoly 052 Ll B 5 (655,154 ISl Gimg o)
00 o 3 (S s Sl 53 ey T Camidy 9 ol B pLIS 53 45 40 IVl s o5l 5 it )
S Sslnd 2Ly 5 (2l S Jole cled (ISl ot 3 Ll 355 gl w0l 5 483 0o g ) 5 3900
5 Sy Jole b 1515 o i LnolS 3l B 5 438 o (oo 2 257 Ly 5 iy g0 o5 ey 5000k
Sl 55215 3315 5l 12,8 02l 55 o (b Lol 45 4338 5 2y oS 5 A8 B
O iyl el (egas plas L cplie Jods 4 aS (65)la0 53 1 50 LaolSaly g Wil puune |y )l By g e Jlad
Oyt Ao o 4 lg oo gt 31355 31 odlil b eyl s - 35 )lomdy pyizen |y 3865 5l b )5 52 (315,158

9 lgeel bl Cgllas JS 4y (251

@ladl Jos lo ()
2 aSb L eSlo oi>
5 b porde
[¥Al

it s lio g 5 aple € ls S5 oo iz 2 &S S o VAl Ll oy g, 5 3l L gy sl
Bgay ol €t g CuSIlo? unlio b aghe ol 4 ol cauw o) & Boi> &by pd o ol Coaslio Lol 0,5 o ), B
ML ablie claylil g3l solaidl gly b a8 el polbe sl cudgtna 55l guobans 1€ ol Lo 3o9 pogdo 53)05 o
wepas 2 A5 el Byl I a8l oy e wiloiy Co pde (8 M 2t J XS WAL P TR P kWP
gt (Sle p Col i pordo ¢ y9 8 ol 4> s S S S0 ol wol ol Bgas plLss )y dte ols LT Ll
bl didlgd € w? Ol Caa (Sl o8 5 5L IS o (ool Bl 1 oy e cd e ) g 00 syl 4 ke
ablie dys gl 605,84 9 Lol (glwgolal (el Slasgad o slatal (S5 i Sladly wod Ly sl JAS )6 fpg
A €l Sl wlag o gl @8l by 0 lSoli il osliiwl b S il ol diun i fpguw - byl g0 (ol> sl ja Ly

S osbial _ppuslize el 3 1€ ooliasil YIS

Al)ln.o L;Lm)l)'_}‘ L;}L.udbl.a;ﬁ‘
Copde el b ST
v lailows

015 S g (GBI L) ionlS a8 gyl ang L (ages JigJos (iose (o356 daly e Gidgly ool 0

o35 (8ly (Jre 29l

oobsl 3 535 plos (sablb g ,15L) it dilato 93 (s e (ol -39 50 39l 2 A8 0 Sl (5 Sl 10 95250 U (aee G sl
daly 6115 (GDP) 1315 (o JBb )i g custo ()1 Solo (gl)I3BRT g g0 45 65 ym 53 S s Leal odalcisdy gl Ol 32 soges g o
A e ()5 [vv]

505l g 21 )8 22590 |y~ o 2 S L m it )8 BT alie 25 5 ol (63,29 L gy o)

bnd 9yl o s g (1 o 9 Loy § LT jloaliinl b e baomo plp )3 (oDl idg g ola] GG o

B g g T Ao o il 93 5Laidl e S0y gy ) oy -8 4l omeebs gl 1 i 6150

53 (62,18 2lbcs S il 5 iyllg i ey Cg2 oy dn g L s g alinlse (T Ly Lalyy (0l | (50 48 11 aglyn g Lo
i s Sl 55148 1 VAl sy -1 &) _SMSiie st L dgrlys (6l s oo Dasl dgd g yblalnuo Ay iﬂuw s
6 5y 9329 gm i Il 5 ) lodlit ]yt il o Laalis B,y 51 Ly 4515 3gg ooyl 51 - ;M >)

Ol gymaite S8 L5 ol by s LS )13 3929 55 8 038 Jo 31,81 g 0483,y (sl 3o (e s Bl
o3 5 Aol lepo dbml jl 6 S ol )3 1) 4l Connl anml (oMol clgd p> )i (owio ()1 10500 £
2 0Bdly sladiy o JolS (i g2 (e oS 12 )0 )18 pgd By 3 lalsite lilore g el Cnj oo 4

)l 3939 Sllle b dey > <l gy g0

www.eghtesadeshahr.tehran.ir




Urban Economics and Planning / Vol 3(2), Summer 2022

Sl lyopgesl g oanliie BB laoryay of 4l laich o tams o JS
e plae s Laly) comace |y plo (oaLinl )5 adly [ wsls Ly
9 sl plolids oo ot S b o (28 Slnilisg)
Voo gl )S'gilu g Ao (glad Lacudgge disle Gras clanl slasls
ot (el 5L g g0 el S 55 51 S Sy late oy -l
ol U g (Retroduction) ol ey il 5l ool ) S asly
sy JS 145 ol g S A e 51 S |l QOIS ey 1S oo ol
o g S aosalie BB s o Sl (G5l ey S (0 S >
O Gl g S g oy yoabs 9 dloul Bged (e jg-lale 4 gl

S o S > Mg S gils

sl

3l U‘—“"\f)’ ddo yd e ]lie o__{\ Csxiin Dyl letisds (6ol Ly 3-laie
) osssy (e (sl 29500 rs 3o (ol ol cla o
Ol 8y sopnsilSie g o i L (S LT B0y i (1
o5 01 S 5 oS smlSe b 5L (iS5l 295 S
)l o92s cmm 5 15 W) 0151 (058 (Jae amlb i) Steghy ol
o9 e i3l ey 4l 3 9001 [¥ ] il Ll
S8l g Gimggy Ao Ly Lo po (39250 (2 (028 5 - lai (e
bl (g T a8y 5 55l 393 sl il glsl Sl asler (g0 4558
o () (6 ) L e -3 (098 (i (agde 092
(Siyelyy (lh adon il (cous)y dclyd Sl 5 gte (S (Sl
e g (5580l 835 53 O e g balgd dimaslinl g o Josll st
2)90 (S saghhe O3 e (B 5 JEAI L dalan 5 (o
slygilu g (o I8 (oo comslez o=l -85 ol (il
3t 99 o Akl 5 (Lslids |y o 53 (g U1 58 9 45 (el
LT ol 4 o Ll e GBS e 5 ol g5yl g oSl
51 I8 55 el o nla <o 5 o pyas ATBly 1S oy
ol b ablie sl (6558 63009 4 o BT 205 (90 Lol

<Gl s 5D Alfine

ot DT Al (ol 012l o gy 5 Slallas g9y g (2
&S el 0ad 3551 (L35, S g, L yidg sy !y 3 dad oo LS
2l sladie 5 g S culpd B b Sl e piite (Kisly Sl Loges
9 =5 Uhmof (sLaby) s oo 15 o e JLo ol L 29 o0 (Siaie

oM 5 el3l (g ST poie (S crian 5 A (o
S egpcnl S8 oo g |y (it (8l ol S B o ol 03,5
S5 Aol 1 3 gy BT L go oyl gils g (o (slg B i g
bl ol (glite (BUSCE e oS> 5 (Bliden gdge
(s3> (sl g Lol (g5l JYoitsl glate g oolinl ) Sl

S (oo Sl 9dge (A s G g CELS @ olitd (4

L g, 9 3190
((Sialg bgd b 9035 (69 JSdia Jle o Sl 292 90 (sl inghy
Copde slapsdg) o ylislos 503,87 oy |y ity Al 5 (Sion
Fres sladibs sl gl g0 jlaslodls 1,8 e 3)-01)
Sl astde 092 o S dag ol S 3 (S U el

B35 (s 9 4 )3 (P )T g oS gils 5 (o el B oLl
LB g (ild @dgo (g T A 3 158 ol (S e
M &yl img sy ol sleial, (Critical Realism) _¢slsl =S8l
5 0loa 38 e (Cply JIS5T 00) (28 Cly 2 b 48 L) Sl
23 3 8 04ty Cupably gLl ey (28 .m0 4y Lo (o L slize
Y o (el Capaily Sl Loy o) (gLl ), gl byl
-l (The Real) ély 4 (The Actual) | »ill, (The Empirical) _, >
Wby eJadll o 05 (o0 2 3 1) bo gaciilyyy g o)l (28 oo
laosssy (ol sty a8 ol (o8l 5 3a0e o 93950 JalS )

Lin 89 5L £lgil pols (gandies &1
Bkl as s a A | wF sl Gl ponsky ¢ ot e ol
i ogtie g r el |———p|  SFom A SO gy xS e | |2l egkde cigzlae Sl A

g sl

!

g o)sjl (oolpiin Coxslez )
il Sy sl )l

OB 953 (SLad3ELs § SSlaal ds aliieus wial ¥ S

&y 985w S9y slylSg5lw glol 5l omale (g3 S alio oo
D9 g0 Bl 125 Jgdo 1 (Sgym U]

913, elgsl g (s U1 JSodelbayo iy 5 6,185 oo 90 L
S bl bl coizmen g o o (1 04848 )5 )5 (gl 5L




m Urban Economics and Planning \ Vol 3(2), Summer 2022

www.eghtesadeshahr.tehran.ir

292 5T 185 9 (5 5keis 9 ) (51 33l 9 LA S g jleu L jS 9 £ 93 (sl oS ¥ J gaa

Sz o5kl 3,59, i
051 5 S8l g (e B8l .
i oyl o)) 8
& /pled] 5/ .
S g
sl glajbea 5 358 ( S oS oo sl B e
& "
(creg Wnalaipd o g oy s i) (510,8395 claslyg alos] TR
[ )
. o el S odes
3kl 945 g (5 IS ) 480
el
)l s, 93/ o908
oo BB slojome (29,8 LSk
Ay Boi> (g5
sitns (6 )38 Lo puo
Cad giamn = CuSlo selod
25l 2 -
59b - Cuanl e aclgd e 5> ke ol

by cSlle o 9 (532 0L 2 315 (i A e 4y (B89 ol
byl gy oaddll) comdly e wdi wlid sl ool
32002 sLadles Jalss Bgrd (e sogribe 9l (oLl (]S ey
Syl 325 Sy &2 g ST SIS ) 9Ll 0 o > 9 (5 05

ety

[Y4 Y & A ] uload 3 (S ieas g3 o

R
O a3 (g BT JSie (sim) (0228 &Y (95 LS'L tmgy o0
S g oloml 3 1550 (ly slaasY o by 93, Slas 855 L5, S
e (i Mo (slayS g5l g b lis- Lo dansleg o 45T (g LT JSie
yokaie dny Syl g bl 1) A (65 540b o 2lgs g cnSUlo 30>

Sl 93 (398 ST U3 9 a1l 5 o (Lo, 1S 9 s (o0 9680 a9l IF JSud

iz (glacunsg ) (g Ul @by g dblie gl 5575 O sler S
wltody Al55 o g Col pgd g s atdly , olie jl duals asdl ool
S 4y Sy BT Ao > 3 (585 ol 5 o5 paoliyy Jos slaial,

39)

Py AL
Sl gilus e g 2Ll (ogrde 092 ey (a2 AL (yizen
Ol el 250 3030y 1y 1o 3 (g BT S5 9 25 (e slg-8 5050
oy L9 yler S Bl g (g8 dlde () pgss B3l oy S 105




Urban Economics and Planning / Vol 3(2), Summer 2022

S g3 (59 BT 1930 (05 (539,09 SLa I3 9 La 1S g les aaaulans (533 905 w92 sle 0 USud

ORnasS Al )b 13 (6 b (552,20 g CeSUlo g LS e g JoleS gl Ly
i gy BT 68y 9 55 ol Sl ;o 13 (0 o 9
o) B9 amaSS 5 2236 Bord 9 (w9 lpacl bl 3,8
S5 B aLegy 0l 3lamd )8 (6 0B (6525800 Ca)8 g o (55 01,
Sl JeSa 6yl laieds (g pm U1 JSitio oy cSlle 39 i blen
b s o8 syl pllas as S oo Lol adlio (o) cdaings ]88 gl
98T el e (385 cymasd ¢ S T 2 ciSle g S 9 iy o5
o) xSl (59> 1 o5 D990 Bl )3 diaBid (3L e (rimen
s e coamed Sl (Sow Bl 1) 14d )3 gy B A g Al o
Jold o8 015 il cageda gyl 9 s3uS jlmtie (lainiiy S35
cilisen (clacunsy 13 (g BT (28 90 sl g LaylSgilw dacuils
Slr s e g i padb sl (Hoe slodaly Gy tod 1l o el

5 48,5 IS 4 2 )3 (Sigye BT S g8 9 Ao

OB Ny g &S i
ol g 535 )5 At 50 S 1355/ ool Sty e Bt
g3 Bz {1 V) ey g gl 1555/ Lnly A1) 5 ol 5.5 )85
Y') A-“I5| Ao u""f)L’ 9 CM‘“"VL)““O’”" C)_Io 9 (5)"’)—1"")"‘/&0] )f"““a’5f
(oo

&le o,
ol 2dlio (5 )5 81 dlio oy

S0 yad g Sl

35 sine 5 5ol ool> AlgSn alie )

S5 4ol g S
5SS 5o yp i )3 39350 Cundly g dn ey (Lol CBlaal o SIS
Olistely s dmd in 3 ¢ g o T aen ) gy NS itio Sy
€S 53 oyl Lo el g (015 Lo g3 oabu il 4] st
S5 IS ol g 03 g (lleb oI GLusd BaiiS s Bl
Shr g gt iytalin 4ol )3 S slaid 2 g i lasy)
Ol i3l g (gel )5 3 Laales s cpodl g (g3 540l o (g3l (slaylis
(8= u»_.wl.w: dlﬁz&wb PR L;B).va dlie L)’I » 4as A_J;u‘.odb el 039
K - ol 04 0010 3 Sl g5 oyl s 9@5)#4)[_?1&].1_&4 a
Sl 0l S0l (g S (il 93 sl g3l lgil (35 e (28
0P (923 Sl 599 S g3l g g JolS g gl ()8 g5l e 48
3540l p Mo a S 0 Yl )l dgmg il (g5l 90 ) g5l
e gl Joly (e dio —dnniogs J S g eelaii b i (5500
390 Slyr JoSo 5 350l (slad ) (8,5 Jlas 3 9 48 ced )] sael S

D)l g0 e Aol (D9 Sl LS g saalS
05550 (g8 g5l d i (g0lsl xdge Dol o a e ) d)9i9—3
ol (6,8 (528052 42 (605 0,509, )i g i 13 Sy T St
UP)LQ‘? ‘553‘)««_; Aﬂfbl) 9 d)L‘wl Lr’l)féab w._:‘.)bb Cood (s )
b slolad g lacylled 5l sl Sgym )U Amd o s o il ogphe
laaY oS col (adly (e g 4o JHBAY (iongh e plyie 4
Calle g8 5 (64 ($325400 26158 5 Ladle5 45 00 (6 )5 Grae 5 ks
Sy g ol b g M loaiiSadgs (bl S il g (e (sl
—s S (glad sy g dnwss (gl joore g aslgd m (gdm zakew (K0S,
et Sl )8 Sy 3 a i oyl e )30 oo Ay ol




m Urban Economics and Planning \ Vol 3(2), Summer 2022

www.eghtesadeshahr.tehran.ir

Transaction Cost Economics to Planning & Development, Ox-
ford: Blackwell; 2007.

[23] Buitelaar E. Neither market nor government: Comparing
the performance of user rights regimes. TPR. 2003; 74(3):315-
330.

[24] Coase R H. The Firm, the Market and the Law. Chicago:
University of Chicago Press;1988.

[25] Barzel Y. Economic analysis of property rights. Cambridge:
Cambridge University Press; 1989.

[26] North D C. Institutions, institutional change and economic
performance. Cambridge and New York: Cambridge University
Press;1990.

[27] Libecap G D. Property rights in economic history: Implica-
tions for research. Explorations in Economic History. 1986;
23(3):227-252.

[28] Yasrebi S A M, Rezapoor Akerdi MA. The study of the foun-
dations of economic analysis of the property rights, with an
emphasis on the concept of externalities. Comparative Law Re-
view. 2017; 8(1): 58-63. [In Persian]

[29] Calabresi G, Melamed A.D. Property Rules, Liability Rules,
and Inalienability: One View of the Cathedral. Harvard Law Re-
view.1972; 85(6):1089-1128.

[30] Pan, H. Yang, T. Jin, Y. Dall'Erba S. & Hewings, G. Under-
standing heterogeneous spatial production externalities as a
missing link between land-use planning and urban economic
futures. Regional Studies. 2021; 55(1): 90-100.

[31] Graves, Ph. E. Externalities, public goods, and property
rights revisited: regulations based on traditional B—C analyses
are too lax. Journal of Environmental Economics and Policy.
2020; 9(2): 220-226. DOI: 10.1080/21606544.2019.1660232.
[32] Akinbogun, S. & Jones, CA. Externalities and Planning Fail-
ure in the Housing Market of an African City. International Jour-
nal of Housing Markets and Analysis. 2018; 11(2): 433-447.
https://doi.org/10.1108/1JHMA-06-2017-0056.

[33] Libecap, G. D. Addressing Global Environmental Externali-
ties: Transaction Costs Considerations. Journal of Economic Lit-
erature. 2014; 52(2): 424-479.

[34] Christiansen, V. & Smith, S. Externality-Correcting Taxes
and Regulation. The Scandinavian Journal of Economics. 2012;
114(2): 358-83.

[35] Karami, M. H. The Comparison of Encounter to externality
in Iranian Economy on the Neoclassical Economics and New In-
stitutional Economics Approaches (with Legal Method), JIEEs.
2020; 17(33):87-111. [In Persian]

[36] Moulaee, A. Efficient-making The Tools of Compare with
Externality in Wastes Management Act. Journal Encyclopedia
of Economic Law. 2016; 23(9): 60-84. [In Persian]

[37] Abedi, Z. Saffari, M. & Sharifi, V. Proposition a model for
estimating the enviromental impacts(externalities) of urbar
transportation in Tehran. Human & Environment. 2011; 9(3):
53-58. [In Persian]

[38] Mesbahi Mogadam, G. Rezaei, M. & Movahedi Beknazar,
M. Confronting the Negative Externalities from the Islamic Eco-
nomics Point of View. Islamic Economics Studies Bi-quarterly
Journal. 2010; 2(2): 67-89. [In Persian]

[39] Tavana M. The Paradigm of Critical Realism: Approach to
an Interdisciplinary Methodology. ISIH. 2015; 7(1): 27-56. [In
Persian]

[40] Blaikie, N. Designing social research. Cambridge: Polity
Press; 2000.

References
[1] Pearce, B. J. Property Rights vs. Development Control: A
Preliminary Evaluation of Alternative Planning Policy Instru-
ments. TPR. 1981 Jan 1; 52(1): 47-60.
[2] Koleini, M. Osool-e-Kafi. (Trans. Ostadvali H.) vol 4. 4th ed.
Tehran: Dar-al-saglain; 2014. [In Persian]
[3] Tavakoli, M. concise of property law and property rights
(civil rights 2). Tehran: Maktoub-e-akhar; 2018. [In Persian]
[4] Needham, B. Planning, Law and Economics: The rules we
make for using land. London: Routlege; 2006.
[5] Krabben, E. van. der. A Property Rights Approach to Exter-
nality Problems: Planning Based on Compensation Rules. Ur-
ban Studies. 2009 Sep 8; 46(13): 2869-2890.
[6] Mankiw, N. G. Principles of Economics. 9th ed. Boston: Cen-
gage Learning; 2021.
[7]Jing, W. & Sun, B. Negative externalities in the sharing econ-
omy: sources, paths and recommendations, International Jour-
nal of Crowd Science. 2018; 2(2):149-163.
[8] Gupta, A. K. Prakash, A. On Internalization of Externalities.
Working Paper No.1126. Indian Institute of Management. Ah-
medabad;1993.
[9] DeNyse, G. How Can We Get There? The role of government
and business in creating a sustainable world given a market
economy. Massachusetts; MIT Course: Sustainable Energy.
2000.
[10] Tiesdell, S. Allmendinger, P. Planning tools and markets:
towards an extended conceptualization. In: Adams D, Watkins
C, White M. eds. Planning, Public Policy and Property Markets.
Series: Real estate issues. Oxford: Blackwell Publishing; 2005.
p.56-76.
[11] Lai, L. W. C. Property rights justification for planning and a
theory of zoning. Progress in Planning. 1997; 48(3):161-246.
[12] Havel, M. B. property rights regime in land develop-
ment-analysis of the influence of institutions on land develop-
ment in terms of property rights theory. doctoral dissertation.
Helsinki University of Technology. 2009.
[13] Buitelaar, E. Needham, B. Epilogue: Property rights be-
tween tools and social values. TPR. 2007; 78(1):119-122.
[14] Lueck, D, Miceli, T. J. Property law. In: Polinsky A, Shavell S.
eds. Handbook of Law and Economics. Amsterdam: North-Hol-
land Publishing; 2007. p.183- 257.
[15] Demsetz, H. Towards a theory of property rights. AER.1967;
57(2):347-359.
[16] Bromley, D. W. Environment and economy: property rights
and public policy. Oxford: Blackwell; 1991.
[17] Geuting, E. Proprietary governance and property develop-
ment: Using changes in the property-rights regime as a mar-
ket-based policy tool. TPR. 2007; 78(1):23—-39.
[18] Ross, S. How Do Property Rights Affect Externalities and
Market Failure?. 2021 September 30, available at https://www.
investopedia.com/ask/answers/092916/how-do-proper-
ty-rights-affect-externalities-and-market-failure.
[19] Coase, R. H. The problem of social costs. J. Law Econ. 1960;
3:1-44.
[20] Rueter F H, Kushner Ph. Economic Incentives for Land Use
Control. Washington D. C.: EPA; 1977.
[21] Webster C J, Lai L W C. Property rights, planning and mar-
kets: Managing spontaneous cities. Cheltenham: Edward Elgar;
2003.
[22] Buitelaar E. The Cost of Land Use Decisions: Applying




