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Land use change is a central challenge in urban management and planning, shaped by
economic, social, and political dynamics. Under Article 5 of the Law on the Establishment
of the Supreme Council of Urban Planning and Architecture of Iran, the Article 5
Commission is the main authority for approving detailed plans and land use modifications.
This study investigates land use changes approved by the Article 5 Commission in
Tabriz’s ten districts and assesses the role of land value in these transformations. Data
were obtained from approvals between 1995 and 2024, excluding 2013-2015 and 2017.
Spatial intensity of changes was analyzed in GIS, and Pearson correlation in SPSS was
applied to examine relationships among variables. Findings show that Tabriz’s spatial
economy is strongly influenced by land use changes and land value differences. District 5
recorded the highest share of transformations. Residential and commercial uses expanded
most due to higher profitability, while public services such as green spaces and schools
declined. Results further reveal a positive relationship between land price and residential
use growth, reflecting the profitability of this category in high-demand areas. By contrast,
land price showed a negative correlation with green space per capita, indicating that rising
values reduce allocations for public functions. This trend reflects the influence of spatial
political economy, rent, and profit-driven incentives in converting public lands into
residential and commercial uses.

Keywords: Land use changes, economic value of land, political economy of space, urban
rent, Article 5 Commission.
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Extended Abstract

Introduction

Land use is a key element in urban
planning, serving as a tool for sustainable
development and effective urban
management. The current state of land use
forms the foundation for urban planning and
related design processes, providing accurate
information on land utilization to facilitate the
analysis of urban issues. Historically, land use
was primarily limited to government
oversight and the protection of property
rights, but with the expansion of urbanization,
this concept has broadened to include land
zoning, spatial planning, and national and
regional physical planning. Since changes in
land use can significantly impact urban
economies  and spatial distribution,
governments have developed specific policies
to optimize land use in urban areas. These
policies primarily aim to control land price
increases and prevent their negative effects on
urban processes, such as the reduction of
public spaces.

In Tabriz, especially in areas with higher
economic value, rising land prices have led to
significant changes in land use, particularly
the conversion of public lands into residential
and commercial zones. These changes, In
addition to disrupting the balance of master
plans, have resulted in the reduction of public
urban spaces and spatial inequalities. This
research, aiming to examine the impact of
increasing land prices on land use changes in
Tabriz, analyzes data from the past three
decades and investigates the relationship
between land value and decisions made by the
Commission of Article 5. The study, with its
innovative approach, explores the long-term
effects of land use changes and their impact
on spatial inequality in various urban areas,
offering  solutions for the  optimal
management of land use changes.

Methodology

This study examines the role of spatial
economics and rent in land use changes in
Tabriz, utilizing the frequency of decisions
made by the Article 5 Commission in Tabriz
from 1995 to 2024, excluding the years 2013,
2014, 2015, and 2017. The research is
quantitative in nature, and for analyzing the
relationships between various variables, data

on urban land use changes from the Tabriz
Municipality archives and land prices have
been used. The data were collected from
credible urban and economic sources, then
processed and analyzed.

Results and discussion

This study examines the impact of land
prices on land use changes in the city of
Tabriz. The results indicate that the increase
in land prices, particularly in residential and
commercial areas, leads to the expansion of
residential development and a decrease in
green spaces. Conversely, land use categories
such as commercial-services and health-
educational do not show a significant
correlation with land prices. The significant
negative correlation between land prices and
changes in green space (—0.62 for commercial
land and —0.58 for residential land) suggests
that in areas with higher land value, the share
of green space decreases. In contrast, the
positive and significant correlation between
land prices and residential land use changes
indicates a trend where residential
development aligns with the increase in land
prices.

These findings align with theories of spatial
political economy and urban rent, where land
is viewed not only as an economic commaodity
but also as a tool for gaining power and rent.
Specifically, market pressures and speculative
demand for exploiting valuable land lead to
changes in public land uses, shifting them
towards more profitable uses like residential
and commercial.

Additionally, the study points out that the
reduction of green spaces may result from
economic pressures to convert public land
uses (such as parks) to more profitable uses.
The study emphasizes the need for urban
policies that ensure a balance between urban
development and environmental preservation.
It also calls for enhancing transparency in
decision-making processes and increasing
public oversight to prevent potential abuses,
particularly in the Commission of Article 5
decisions.

It is recommended that policies to control
speculative development and increase green
spaces in high-value land areas be adopted to
mitigate the negative effects of rising land
prices. The study further suggests that future
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research should consider other social,
economic, and spatial factors to provide a
more comprehensive view of the dynamics of
urban space.

Conclusion

The study reveals that land use changes in
Tabriz over the past three decades have been
largely shaped by economic drivers,
especially rising land values in high-demand
areas. Market dynamics have outpaced formal
urban planning, leading to a decline in public
service and green space uses. While similar
patterns exist in other major Iranian cities,
Tabriz’s unique topography and historical
structure have produced distinct outcomes.
The findings highlight the need to revisit
theories of urban political economy and
emphasize  participatory, justice-oriented
planning to counteract the negative impacts of
rent-driven development.
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1. Multiple Linear Regression
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