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CHAPTER 9  
 
CONCLUSIONS AND DISCUSSION22 
 

 

 

9.1 INTRODUCTION 

The general aim of this dissertation was to quantify relations between the 
land market, land use, and spatial policies, with a particular focus on urban 
growth management. In order to achieve this goal, the following main 
research themes were defined: 
A. How can spatial externalities, such as noise and the presence of open 
space, be expressed in monetary terms? 
B. How effective are specific spatial policies in steering spatial 
developments? 
C. Which factors have an impact on the location of rural-urban transitions? 
The chapters on externalities (theme A) have a methodological focus and 
describe how hedonic pricing techniques in combination with spatial 
regression analysis can be used to attach a monetary value to both positive 
and negative externalities. Next, theme B is instead more policy-oriented. 
The associated chapters focus on the relation between spatial policies and 

 
 

22 Section 9.5 is reproduced with kind permission of Springer Science and Business Media. 
The section contains texts that were previously published as part of: Dekkers, J.E.C. and 
Rietveld, P. (2009) The Adoption of Geo-ICT in Economics: Increasing Opportunities for 
Spatial Research in Economics. Chapter 8 in: H.J. Scholten, R.J. van de Velde and N. van 
Manen (eds) Geospatial Technology and the Role of Location in Science, The GeoJournal 
Library vol. 96, Springer, Dordrecht, pp.133-161. 
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the dynamics of land-use change, more specifically the impact of urban 
spatial growth management or open space preservation policies. Finally, in 
theme C the focus on urban growth management from theme B is broadened 
into a focus on urban expansion in general. The aim of this theme is to 
clarify how the rural land market functions and how the possibility of urban 
expansion influences processes in this submarket. 

The next three sections (Sections 9.2, 9.3 and 9.4) summarize the 
research results for the three main research themes and their respective 
research questions, discussed in separate subsections per chapter. We then 
discuss some methodological improvements in our study (Section 9.5). 
Subsequently, our scientific contribution is discussed (Section 9.6), and in a 
final section we elaborate on the implications of this study for policy makers 
(Section 9.7). 

9.2 EXPRESSING EXTERNALITIES IN MONETARY 
TERMS 

The aim of the two chapters in this Theme A is to show that hedonic 
pricing techniques in combination with detailed spatial and transaction data 
can provide reasonable estimates of different kinds of externalities, both 
positive and negative. The following subsections describe the research 
outcomes for the valuation of regional and local open space benefits and the 
valuation of aircraft noise disturbance costs. 

9.2.1 Valuation of metropolitan open space 

The research question addressed in Chapter 3 was: What is the monetary 
value of externalities generated by the presence of open space in or near 
residential areas? In the analysis we focus on three local Dutch housing 
market case studies in the Randstad region. In all three case studies we 
distinguish open space on both local and regional scale levels. 

The estimation results show that the presence of local open space, ceteris 
paribus, increases house prices by 4 to 8 per cent. It is also observed that this 
positive impact is even found up to 50 metres from the open space. The 
contribution of larger areas of regional open space to house prices cannot be 
established unambiguously, as its impact ranges from positive to negative 
depending on the study areas. 

Policy makers can use the clear positive impact of local open spaces in 
the vicinity of houses as additional arguments for the preservation of green 
spaces in urban development projects. The results can, in fact, be used in 
negotiations about a (partial) recovery of the construction and maintenance 
costs for the green spaces that increase the property values. 
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9.2.2 Estimation of the monetary value of aircraft noise 

In Chapter 4 another type of externality was examined. The form of the 
research question in this chapter is quite similar to the Chapter 3 research 
question: How can the negative externalities of transport noise experienced 
by people in their homes be quantified in monetary terms? The analysis is 
carried out in an area of 50 by 70 square kilometres around Amsterdam 
airport. Again, detailed spatial data in combination with a large set of data 
on house transactions including structural and spatial characteristics of sold 
real estate was used. The aircraft noise levels are weighted 24 hour averages 
calculated using modelled flight paths. Particular for this analysis is that the 
effects of other types of (transport) background noise are taken into account 
in the computations. 

The conclusion that can be drawn from this analysis is that a higher noise 
level indeed means, ceteris paribus, a lower house price. Air traffic has the 
largest price impact, followed by railway traffic and road traffic. These 
model outcomes lead to an estimated marginal benefit of 1 dB noise 
reduction of 1,459 euros per house. The ensuing estimated total benefit in 
the form of an increase in house values of 1 dB noise reduction is 574 
million euros, or 40 million euros per year. 

When a bottom-up cost function to analyse the costs of reducing noise 
for airlines is developed simultaneously, we can equate marginal costs and 
benefits to establish the optimal level of noise reduction (e.g., Lijesen et al., 
2010). Determining this optimal level is the primary use of the documented 
analysis. Also, the model outcomes can be used in discussions about how to 
finance measures to reduce aircraft noise in order to increase welfare for the 
society as a whole. Further, the results can be used in discussion about the 
redistribution of welfare, since a relatively small part of society bears the 
costs of air transport, while a relatively large population enjoys the benefits 
of cheap and frequent flights to numerous destinations. Using pricing 
mechanisms, for instance in the form of an additional air transport tax, might 
be an effective policy option to redistribute welfare. 

9.3 ASSESSING THE IMPACT OF URBAN GROWTH 
MANAGEMENT 

Spatial policy measures can offer an efficient solution to some types of 
market failures, but sometimes these measures are not as effective as they 
are assumed to be. An important question is then: How can we evaluate the 
success or failure of spatial policies? The focus in the chapters of this Theme 
B therefore turned from analysing market failures towards quantitatively 
analysing the role of spatial policies in the management of urban expansion. 
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In the following subsection two chapters are discussed together, since they 
both analyse the impact of urban growth management policies, albeit on 
different spatial scale levels. 

9.3.1 The effectiveness of urban growth management 

The central research questions for the chapters in this theme are: How 
can the effectiveness of current urban growth management policies be 
assessed at the national level (Chapter 5)? And: Which factors contribute to 
this effectiveness at the local level (Chapter 6)? Both chapters are based on 
the same type of analysis that uses three contemporary high-resolution 
satellite data sets on land use. Transition matrices are constructed that allow 
for the computation of all types of land use into all other types of land use as 
defined in the data set. This quantitative analysis is combined with a 
qualitative analysis of spatial policies in the Netherlands and abroad in order 
to place the results in the right perspective. 

The presented analyses both showed that the two main restrictive spatial 
policies in the Netherlands, the Green Heart and the Buffer zones, have been 
effective. The rate of urbanization in the protected areas has been much 
lower than in non-restricted areas. The effectiveness of both policies is even 
more commanding when we realize that these areas are under an above-
average urbanization pressure.  

It must be noted, however, that the urbanization process was not stopped 
completely in the protected areas. Some municipalities within the protected 
area were allowed to construct some houses. Besides that, the changing of 
the Green Heart border is observed. This also allows for some local urban 
developments to take place. However, we think that this is a clear sign that 
the planning system performs well, since these developments are in line with 
the compact-city policy and thus with the underlying philosophy of open 
space preservation. After all, no doctrine can survive without some room 
being given to deviate from it. Nevertheless, the current shift in Dutch 
spatial planning away from centralized restrictive planning policy towards a 
planning policy oriented at giving local authorities the powers to facilitate 
urban expansion therefore could prove to be dangerous, since stakeholders 
will most likely find more opportunities for spatial developments in the 
protected open spaces. 
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9.4 ESTIMATING PROBABILITY FOR URBAN 
EXPANSION 

In the next Theme C, the focus on urban growth management was 
broadened into a focus on urban expansion in general. The aim was to clarify 
how the rural land market functions, and how the possibility of urban 
expansion influences processes at this submarket. Both analyses in this 
theme were carried out in the Province of Noord-Holland. Hedonic Price 
techniques are combined with a linear probability approach and weighted 
least squares. The following two subsections discuss the most important 
findings. 

9.4.1 Explaining the value of rural land 

As also explained in Sections 5.1 and 5.2, the price of rural land is 
influenced by both ‘green’ and ‘red’ factors. The research question in 
Chapter 7 was therefore: What spatial policies and other factors influence 
the price of rural land? Special attention was paid to the price impact of 
policies for urban development, nature conservation and nature 
development. A data set of the Dutch Cadastre containing land transactions 
outside urban areas was used in this analysis. Since no information about the 
characteristics of immobile properties is available, transactions including 
immobile properties are left out of the analysis. 

The results correspond with what is generally found in the literature. 
When the results related to factors outside the purely agricultural submarket 
are discussed, it is observed that the national government often acquires land 
at prices below the agricultural market value. The national government is 
mostly involved in the acquisition of land for nature areas and infrastructure 
projects. In the former case, prices are below average since the land entirely 
loses its urban development potential and some of its agricultural production 
value. This corresponds with the model variable that indicated whether or 
not a transaction lies in the Ecological Main Structure. In the latter case, the 
government can quite easily expropriate a farmer’s land. Since 
municipalities are involved mostly in urban development projects, they pay a 
higher-than-average price for land, indicating that the option value on urban 
development is at least partly materialized on top of the average market 
price. Our model results also indicate that land closer to developed (urban) 
areas has a higher land price than land further away. The price effect of 
urban development plans is positive in the full model (20 per cent), but is 
insignificant in the reduced, single-parcel-transaction model that we use for 
the spatial autocorrelation correction. Further, we see the highest land price 
increase when a parcel lies within the Red Contour policy area. Finally, we 
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observe a relation between the surrounding dominant land-use type and the 
transition probability towards this land-use type as estimated by economic 
actors in the market: when the surrounding land use is built-up, this has a 
positive price impact, but when the surrounding land use is nature, this has a 
negative price impact. 

This analysis underlines the value of different components of land prices 
in different situations. In most cases, land prices consist of a basic 
agricultural production value, raised with an option value for urban 
development. In the case of nature development, there is no urban 
development value of land. In fact, prices may even drop below the 
agricultural production value when the agricultural use is restricted by nature 
policy. 

9.4.2 Estimating rural-urban land transition probability 

In Chapter 8 the spillover effects between rural and urban submarkets in 
the urban fringe were analysed. Previous attempts to model the Dutch rural 
land market using hedonic pricing techniques at best try to explain the price 
difference between rural parcels with a rural or urban zoning designation. 
Taking that type of analysis (similar to the previous chapter) one step further 
specifically towards rural-urban land use transition probability, the research 
question for this chapter was: How can probable locations for future urban 
development be identified? The same cadastral data set was used again, 
complemented with more locational characteristics using GIS spatial 
analysis methods. In this analysis ‘green’ and ‘red’ subsamples were created 
within the data set. In combination with a linear probability approach, in this 
way a transition probability model was estimated. 

The model outcomes were promising. Although the level of explained 
variance was rather low when we tried to explain what factors influence the 
option value of urban development, the coefficients in the estimation showed 
the plausible signs and were in general significant. 

The results can be used to compute a transition probability map for all 
rural areas, in the Province of Noord-Holland but the results may well be 
transferable to the entire country as well. Our analyses yield valuable 
insights into what extent the different factors increase or decrease the 
probability of rural-urban land use change. This information can be used to 
further improve the suitability maps for different (urban and rural) land uses. 
Such maps can be implemented in models that simulate future land-use 
change, like the Land Use Scanner. Apart from that, it can be used as a 
rough guide for land speculation, but it is acknowledged that more specific 
information on the local situation in the land market is necessary to make a 
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balanced decision on the purchase of rural parcels for this purpose. Also, 
explicitly including the factor time in the model is empirically relevant. 

9.5 METHODOLOGICAL IMPROVEMENTS 

In our study Geo-ICT has been extensively used in all chapters. During 
the process of writing this thesis, which started in 2002, we have seen many 
developments in the field of Geo-ICT and ICT in general. Some of these 
developments have increased our research opportunities and broadened the 
range of methods, spatial operations and analysis tools available to us. We 
will briefly discuss some of these developments here, following the three 
frameworks mentioned in the Introduction (i.e. geodatabase, geomap, and 
geomodel; Scholten et al., 2009). 

With regard to geodatabases, in recent years large single databases have 
become more readily available for research purposes. Second, the linking of 
individual databases is creating new or enriched information. And third, 
individual data have been linked to neighbourhood data using spatial 
coordinates. This is where the influence of Geo-ICT on spatial economics is 
most apparent.  

Considering the geomap framework, we did not see that much change in 
the use of Geo-ICT within our study and within the field of spatial 
economics. In our opinion, two developments have spurred the inclusion of 
more maps in publications: a) the general public and also researchers in 
general have become more acquainted with maps as a way of  
communication, and a way of visualizing their surroundings (e.g., TomTom, 
Google Earth, mobile phones with built-in GPS-services); and b) GIS 
software upgrades have made it possible to easily generate high-resolution 
maps for publication purposes, and even directly generate interactive maps 
in pdf-format. 

While the geomap framework probably still is the most important 
framework within the economics discipline, the geomodel framework is by 
far the most important in the subdiscipline of spatial economics, and within 
our study. The increasing availability of more accurate geo-referenced data 
will lead to the further penetration of spatial econometric models and 
analysis tools in the standard toolkit for spatial economic research.  

 
Two challenges present themselves. First, some of the existing spatial 

econometric approaches require considerable computer capacity, which puts 
serious constraints on large numbers of observations. This calls for the 
development of new approaches and more powerful software to keep pace 
with the supply of everexpanding data sets. We observed this continuing 
development in our study: for instance, in the writing of Chapter 7. A first 
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version of this hedonic pricing analysis was carried out in 2003 using 
ArcView 3.2 in combination with a DOS-version of the spatial-econometric 
tool SpaceStat for the computation of a weight matrix and calculations on 
spatial autocorrelation. With the computer processing power available at that 
time, only a very small subset of the data set could be used in the 
computation of a weight matrix and the estimation of a model that takes 
spatial autocorrelation into account. In 2009, this analysis was run again, 
now using ArcGIS 9.2 and Geoda. Apart from the fact that Geoda is easier to 
work with than SpaceStat since it directly accepts shapefiles (a de facto GIS-
standard file format), and, moreover, the current generation of computers 
allows calculations to be carried out on much larger samples.  

Second, researchers must remain vigilant at all times where data quality 
issues are concerned. For instantce, some data quality issues have been 
identified in the analysis of Chapter 7. When we ran the first analysis for that 
chapter, we had quite a few parcel transactions with prices that were 
inexplicably high when we applied the model. In order to investigate these 
transactions, we selected 60 of these transactions that had the highest price 
per square metre. We uploaded their co-ordinates in a GPS-device and 
visited all locations. We found that the land use of most of the transactions 
had already changed to urban land use (Figure 9-1), or we found strong 
indications for future development (Figure 9-2), while our data did not 
mention any plans in this direction. Therefore, the improvement of data 
quality is important: better data and better models can improve results 
dramatically. 
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Figure 9-1. Large urban construction site not indicated in the data 

 

Figure 9-2. The location of the transaction lies 100 metres further in the grassland, but the 
presence of a new road section seems to hint at future development not far from now 
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Another example is that spatial databases are gradually covering longer 
time periods, suggesting that in time, panel data approaches will become 
feasible. This is only possible, however, if temporal inconsistencies in 
spatial data sets, for instance, because of changes in underlying data 
definitions, are avoided as much as possible. In turn, there will be demand 
for the integration of panel data econometrics into spatial econometrics. 

9.6 SCIENTIFIC CONTRIBUTION 

Several remarks can be made regarding our scientific contributions in 
this study. First, the hedonic pricing analysis on the value of local and 
regional open space (Chapter 3) indicates that the value of regional open 
space does not seem to be directly of influence on local house prices. As 
Koomen (2008) also stresses, this shows that it is important to observe the 
scale level of analysis, since different processes are likely to be dominant at 
different scale levels. In fact, investigating the issue of scale might in this 
particular analysis lead to the conclusion that the hedonic pricing method 
should be substituted for another valuation method (see Chapter 2) in order 
to estimate the value of regional open space. 

Second, we examined the monetary cost of aircraft noise disturbance in 
Chapter 4. Very few other studies have done this taking into account the 
presence of other sources of traffic noise. An interesting extension for this 
study would be to examine whether we can find a timing-effect of the 
announcement of the construction and opening of a new runway in the data 
and see what the house price impact of this additional runway on houses is. 
This is particularly interesting in areas where people have not previously 
experienced any serious aircraft transport noise nuisance. This analysis 
would also be challenging from a methodological point-of-view, since it 
requires combining cross-sectional with longitudinal research methods. 

Third, in the analysis on rural land prices (Chapter 7) we followed up a 
recommendation by Buurman (2003) to examine the transferability of the 
results of his hedonic pricing model to other regions. While Buurman’s 
study area was the Province of Noord-Brabant, we did a similar analysis in 
the Province of Noord-Holland, and we concluded that the results are indeed 
transferable. What remains is to carry out a similar analysis on another scale 
level: for example, on the level of the Randstad or even the Netherlands as a 
whole, or at a smaller scale level like a municipality. In all these cases, 
enough good-quality data and computing power must be available. Further, 
the various groups of actors that have been identified and modelled in this 
analysis are in practice less homogeneous than assumed. This remark relates 
to Table 5-8 in Appendix 5.A where we discussed the different roles that 
different (groups of) actors can play in different submarkets in the land 
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market. We got around this issue in our transition probability model in 
Chapter 8. Nevertheless further study on the driving forces and motivations 
of (groups of) actors on different submarkets is necessary to improve our 
understanding of the processes in these markets. A good starting point for 
further study is the institutional analyses of several submarkets in the Dutch 
land market by Segeren et al. (2005) and Segeren (2007). 

Fourth, we carried out the transition probability analysis (Chapter 8). 
This approach solves a number of technical-methodological issues that occur 
in the hedonic pricing models. Since we do not directly include different 
buyers in the analysis, we do not have the problem that all characteristics 
seem equally important for all buyers. Further, our approach does not 
include a forced cut-off between separate ‘red’ en ‘green’ explanatory 
models. A useful research opportunity would be to feed the outcomes of the 
hedonic pricing analysis as suitability maps for two aggregate land-use 
classes (i.e. rural and urban land use) into the Land Use Scanner model. This 
means that the suitability maps will then be based on real market transaction 
data. Until recently, the suitability maps were mainly derived on the basis of 
expert judgement. These values need further empirical validation. In these 
maps, transition costs23 are included in the suitability maps of residential and 
commercial land use in order to indicate a transition from these urban land 
use types into, for instance, nature or agriculture, is less probable. A new 
development is that Loonen and Koomen (2009) have statistically calibrated 
and validated the suitability values of the Land Use Scanner suitability 
maps. In this process, the suitability values were derived on the basis of on 
historical developments and subsequently applied in an extrapolation of 
current trends to determine the probabilities for future land use. They have 
shown that the model is capable of reproducing existing land-use patterns in 
a rather precise way. It will be interesting to see how their insights can be 
combined with the inclusion of transition costs and/or the insights derived 
from our study on hedonic pricing and transition probability. If we carried 
out three similar calculations using (a) suitability maps based on expert 
judgement; (b) hedonic pricing suitability maps; and (c) suitability maps 
computed using calibration-validation techniques on historical 
developments, we could learn more about what land use changes do, and do 
not, occur in all three simulations. By comparing the similarities and 
difference in the model outcomes, we can increase our understanding of 
what (spatial) factors are more certain and likely to occur compared with 
others. 

 
 

23 For urban land use transition costs can be, for instance, interpreted as demolition costs. 
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9.7 IMPLICATIONS FOR POLICY MAKING 

9.7.1 Procedural implications 

Our efforts to compute a monetary value of positive and negative 
externalities have led to large and spatially-explicit models that produced 
reasonable estimates. We recommend that policy makers should take 
advantage of the progress that has been made in these types of models over 
the past years and make better use of the results of this type of study when 
they are formulating policies. In fact, the growing importance of quantitative 
evaluations in the form of social cost-benefit analyses (SCBA, or 
‘Maatschappelijke Kosten-Baten Analyse’ – MKBA in Dutch) of resources 
and externalities can already be observed in policy processes. Over the past 
years, stakeholders were still divided in mainly two groups: on the one hand, 
those that try to attach a monetary value to ‘soft’ factors such as quality of 
the environment and visual intrusion or noise disturbance, and on the other 
hand, the developers and (landscape) architects, who seemingly do not want 
to be bothered with discussions in terms of euros where the beauty of a 
design is concerned (Dammers et al., 2005). But now we observe a gradual 
shift towards the more quantitative evaluation methods, and a frequent 
inclusion of these methods in more integrated approaches (Koetse and 
Rietveld, 2009). 

 
Another recommendation that can be made to improve the quality of the 

policy maker’s decision process is to invest more time and money in ex-post 
evaluations. Certainly in the case of large spatial planning projects spanning 
multiple years and costing hundreds of millions of euros, a great deal of 
effort is put into ex-ante evaluation. In contrast, hardly any ex-post 
evaluations are carried out in a systematic way. There are four main reasons 
why ex-ante evaluations are not popular: 1) policy makers want to look 
ahead, not back; 2) at the start of large projects, optimism bias can play a 
role (i.e. the time and money it takes to complete a project is 
underestimated), often leading to negative ex-post evaluations and possibly 
reputation damage; 3) organizational obstructions; and 4) methodological 
problems. Berveling et al. (2009) offer a framework for ex-post evaluations 
that aims to overcome these limitations. Our Chapters 5 and 6 are examples 
of ex-post analyses that contribute in an important way to current policy 
debates. 
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9.7.2 Substantive implications 

There has been ample discussion in Parliament the last few years on the 
(lack of) effectiveness of the Green Heart and Buffer zone policies. Quite a 
number of politicians and policy makers have concluded that these policies 
are no longer successful and have too heavily restricted local developments, 
and therefore they should be abolished. Again, in this case a thorough ex-
post quantitative evaluation has added to the discussion by proving that both 
the Green Heart policy and the Buffer zone policy, in combination with a 
compact city policy, have actually been effective in protecting open space 
(see Chapters 5 and 6). From an economic point of view, however, one can 
question whether these policies aimed at compact urban areas and open rural 
landscapes is the best outcome. Both the results of the valuation study on 
open space (Chapter 3) and on transport noise (Chapter 4) indicate that it 
seems to be more efficient (i.e. socially optimal from a welfare economic 
standpoint) to design a more intertwined rural-urban landscape, where rural 
land also has more recreational functions similar to urban parks. After all, 
local open spaces within cities seem to have a higher value than open space 
outside cities.  

When policy makers maintain a compact city policy, the only alternative 
for urban growth is to increase urban density. One way this can be done is by 
converting urban parks to residential land, thereby destroying the social 
value of these green areas and increasing population densities and, most 
likely, noise nuisance and air pollution. Alternatives can be found in 
building multiple-story buildings (but then the developments do not coincide 
with consumer demand: more floor space, a home with a garden, lower 
building densities), multi-functional land use, and the regeneration of old 
neighbourhoods. In fact, what matters the most is how developments take 
place: building large apartment buildings in a city instead of letting the city 
grow outwards, does not necessarily have to mean that the quality of life in 
the urban environment decreases. 

Next, a restrictive building policy in a city can lead to the creation of 
satellite cities where less building restrictions apply. Although the presence 
of a satellite city in the vicinity relieves urbanization pressure around ‘the 
mother city’, other externalities of this policy of bundled deconcentration 
can occur, such as an increase in traffic between the cities (congestion, 
noise, environmental pressure) and a reduction in economies of scale. For a 
discussion from a welfare economics perspective on these topics, see 
Vermeulen (2008). 

Further, by maintaining compact city policies and a strict separation 
between urban and rural areas, policy makers take for granted the side effect 
of their policy in the form of the creation of a large price difference between 
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the rural and urban submarkets for land. This price difference leads to 
speculation. Often, actors on the land market make very high gains. From an 
economic (‘efficiency’) point of view, these stakeholders pursuing their 
economic interests may very well be explainable. From a social (‘equity’) 
perspective, however, there often is public outrage about the distribution of 
these gains among only a few stakeholders, certainly in cases where a 
stakeholder seems to have had inside knowledge on new zoning plans for 
residential or commercial land (Bouw, 2006)24. Again, in this discussion the 
economic terms ‘efficiency’ and ‘equity’ play a major role, and it is up to the 
policy makers and the public to decide to what extent policy has to intervene 
in this highly imperfect land market.  

Given the tight spatial planning policy in the Netherlands, one could 
argue that speculation is useless: policy boundaries are very strict. But 
people who speculate anticipate on changes in policies. This land 
speculation market therefore by nature is very diffuse, and it is therefore 
hard to determine the shadow price of government intervention. What is 
clear is that the presence of speculation reduces the price gap at the urban 
fringe. What is also clear is that the price gap in the Province of Noord-
Holland is most likely larger that in, for instance, the more remote Province 
of Friesland. As a general conclusion though, more research needs to be 
done on the benefits and costs of government policies with regard to 
compact cities and their direct and indirect effects on different scale levels. 

 
 

24 In the case referred to here, there was much outrage about a member of a city council who 
bought land in what later turned out to be a residential development zone, but after an 
external investigation he was freed from all blame. 





  

 

 


