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Abstract: The rapid urbanization in many developing countries has indicated several challenges in urban
expansion. This is due to the inefficient urban planning approaches towards managing development processes.
Urban form and physical identity as the major urban components have been influenced by rapid urbanization
and spontaneous urban development. Although, urban design defines urban form and physical identity, urban
land distribution creates urban form and physical identity because the use of land determines cities characters
including buildings, streets and public spaces. The purpose of this paper is to provide a comprehensive review
of the current literature on the physical identity concept and to recognize effective ingredients on the making
of the physical identity in Iranian cities. Furthermore, this research examines the role of land use planning on
the making of physical identity as well as introduces some recommendations to improve them. The required data
were collected through a review of international theoretical studies and Iranian experimental research. The
findings of this study expose that there are four major fields that help create the physical identity in Iranian
cities including the urban land use planning approach, related laws and regulations, public participation and
financial resources.
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INTRODUCTION marginalized areas, shanty towns, conflict zones and

Nowadays, the migration of people to cities has influenced the physical aspect of cities as well as the
become an issue of global importance and the social and economic aspects. From the urban perspective,
urbanization development moves ahead rapidly a city’s physical aspect shapes the urban form. Thus,
throughout the world. The United Nations report revealed there is a strong relationship among a city’s physical
that the world urban population will rise by 4 billion by aspect, people’s activities and urban form.
2030, with 90% of this population being born in From the global view, the wave of globalization is like
developing or undeveloped countries [1]. This concern is a horrible storm that perturbs all the inhabitants of the
seen to be emphasized in respect of developing countries modern world. Consequently, humanities communities
because of the required increase in urban services and have faced different challenges, such as the fear of the fall
infrastructure to cater to the migratory flow from rural of state economic structures, fear of breaking political
areas to cities to in search of job opportunities [2-5]. power barriers and, most importantly, loss of identity
Meanwhile in developing countries, urban land demand among the various waves of globalization. There is mental
has increased and, subsequently, the cities have distress among many current authorities in respect of the
expanded. Although governments have attempted to wide waves of forms, cultural beliefs and practices that are
manage  and   control   urban   land  occupancy, the imported daily through technology into social
uncontrolled  expansion  of  urban  settlements   in to communities, such as cities. Consequently, all areas have
semi-natural and agricultural areas has occurred in changed, such as work, social activities, life styles,
developing countries [6]. As a result of this phenomenon, physical aspects and urban form, through which place
many issues have arisen in cities such as slums, identity, as one of the features of settlements, is damaged

crowded apartment blocks. The urban changes have
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by the change in the mentioned elements. Therefore, place Government as well as a number of scientific publications.
identity as the dependent variable is emphasized in the Furthermore, an analytical review was conducted of
development of communities [7]. studies that reported land use planning assessment in

Although, the physical aspect of cities creates urban Iran. Official statistics and published databases provide
form and urban identity, there is a major contrast among information for the authors to achieve the research
them in Iranian cities. The Iranian Government applies objective. In addition to the secondary sources of data,
urban land use planning to control and manage the basic concepts were recognized through an analytical
physical aspect of cities to achieve sustainable urban review of some available published papers in international
form  and  clear  urban  identity  while  people build journals.
houses  through  and according to their own desires. It should to be noted that the first phase of this study
Thus,  people’s  desires  and  land  use   planning   are is a comprehensive review of some related concepts
two major players in the creation of urban form and the employed in the research, such as identity, physical
establishing of urban identity. However, the review of the identity of a city and skeleton of a city. The current study
evolution of Iranian urbanization has revealed that the focuses on Iran as a country that has experienced rapid
urban identity has been neglected in the modern period in urbanization since the mid-1950s. This leads the authors
which the imported land use planning approach has been to identify the challenges of the skeleton in Iranian cities
implemented to develop Iranian cities, with consequent as well as the inefficiency of land use planning in Iran.
inattention to the social norms relating to people’s culture Second, the defects are classified into different categories
in cities. Therefore, the concern for urban identity has in order to demonstrate the emergence of inefficiencies in
been complicated as it reveals people’s thinking style the urban physical identity in the study area. This is
when they build homes in terms of their desires, while followed by an illustration of the effective factors for
Iran’s Government attempts to organize the urban identity creating the physical identity of a city. Finally, the
based on the land use planning and urban planning. conclusion includes the most important findings and

However, the current study attempts to identify the provides recommendations for improving the physical
elements of urban identity and further reveals the identity in Iranian cities. 
connection and linkage among the physical identity,
urban tissue and land use planning of cities. Finally, the Identity: Firstly, it is appropriate that some of the basic
current research examines land use planning in Iran’s terms used are clearly described. Identity is defined as
cities and presents some recommendations to improve the “the collective aspect of the set of characteristics by
physical identity in Iranian cities. which a thing or person is recognized or known" [8].

MATERIALS AND METHODS as nationality, race, ethnicity, social level, community and

The purpose of this paper is to address the effective although the roots of identity are similar, they always
elements for creation of the physical identity in Iranian differ [9].The Commission for Architecture and the Built
cities. In order to address the research objective, a Environment (CABE)defines identity as a place with
comprehensive review was conducted of the current special character and, further, the making of identity is
literature on the concepts of urban character, such as one of the objectives of urban design [10]. Moreover,
identity, physical identity of city, skeleton of city and Woodward describes the concept of identity in a similar
urban land use planning to reveal their effects on the way in that identity is determined by similarity, namely,
making of a city’s physical identity. Furthermore, the land similarity with humans like us and differences with those
use planning process is examined to identify inefficient not like us [11].
land use planning in respect of creating the urban The aforementioned definitions address two
physical identity in Iranian cities. The current research contradictory aspects of identity that can be stated as
employs an analytical review and commentary method distinction from the non-homogeneous and similarity with
using inferential statistics. The type of study fits the the homogeneous. Therefore, the common definition of
requirements of explanation in the current research. The identity is demonstrated through nature, reality and
methodological review is conducted based on available existence based on the attributes. For a specific definition,
secondary data from the reports of the Iranian identity has  a  special  place  in  architecture   and  urban

Although, identity is determined by many aspects, such

sex, it may be in conflict or interfere with them. Thus,
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design. Therefore, the implied or explicit definition of Residential buildings, which comprise the largest part
identity can be recognized as a criterion for improving the of the city buildings, are constructed according to a
physical quality of cities. Among the different concepts, simple pattern - 60% surface area and 40% open
some of them, such as readability, meanings, sense of space (court-yard) - in most Iranian cities.
place and character, have a relationship with the concept Furthermore, the layout of residential buildings is
of distinction and locative differences. arranged through simple uniformity with the eastern

Skeleton of City: A skeleton is usually defined as a constructed with a blank façade.
supportive or protective structure or framework of an The rapid urbanization and restriction of residential
organism [12]. In this respect, a city, as a dynamic land use have increased the height of buildings,
organism, is made up of a network of roads and patchwork which results in an increase in the structural mass to
of properties, which are topologically deformable the proportional open space.
[13].Thus, the skeleton provides the basis for stability of There are different options for building forms and
the city. Based on the reviewed literature in urban design, dimensions on certain plots of land with earlier
the city form is usually acknowledged to be equivalent to buildings being continuously demolished and new
the skeleton of the city. Lynch, a well-known urban buildings constructed. The changes are the result of
designer, believed that the city form is made by the different laws and regulations for surface and height
physical appearance and visible symbols of the city [14]. in each period [17].
Therefore, the skeleton of the city, as a component of a
city’s physical aspect, shapes city organic while the city Consequently, it can be supposed that Iran's cities
form is the spatial pattern of the different physical objects have met the current challenges in respect of the skeleton
in a city [15]. of the city as well as the city’s physical identity, because

Challenges to the Skeleton in the Cities of Iran: Hence, since 1960, rapid commercialization and unplanned
Basically, humans relate to the city environment through development of residential areas have occurred in Iran’s
urban space including streets and squares, while streets major cities [19]. As a result, buildings as the main
and squares are created through their relation to buildings component of the skeleton of cities, are usually
and street junctions on urban land [16]. Buildings are constructed in violation of building rules, which have
recognized as one of the most important components in been determined through urban land use planning. Due to
the urban space. Therefore, the building characteristics, rapid urban population growth and the high demand for
such as composition pattern, dimensions and facade housing, the trend of constructing residential buildings
influence the urban space and human perception. Hence, has received a boost in most Iranian cities in the last ten
it seems that a review of the buildings situation in Iranian years. As a result, many people converted their single
cities can reflect their impact on the skeleton of cities. The story residential building into an apartment house after
literature review revealed that the buildings situation in the increase in demand and the restriction of urban land
the Iranian cities have been assessed in terms of the supply increased urban land cost. Furthermore,
current research objectives which are classified into the landowners stimulated the violation of building
five following categories. regulations, especially building level and density, due to

Imprecise approaches to determine building height, dotting the Iranian cities [20, 21].
which is restricted by several factors such as owner’s With regard to the urban development procedure in
opinion, building technology, urban planning laws Iran, it seems that cities have met serious defects in
and regulations of urban development plans. In various physical aspects, such as urban form, urban
addition, building height changes in terms of the tissue, urban identity and sense of place because of the
neighborhood location and each period of time. rigidity in the use of urban land. This situation is heading
Lack of coherence in building facade. Indeed, the towards a point of no return to where the cities no longer
styles and materials for building facades are chosen have independent physical identity and certain forms.
in terms of the different elements, such as availability Actually, land use planning is responsible to manage the
and cost at the time of construction as well as the challenges of the physical aspect because land use
fashion and taste of customers. planning must arrange different activities on urban land in

and western faces of residential buildings usually

the  cities  are  built  the way they are financed [18].

the inflation of urban land prices. Consequently, illegal
changes of land use and informal settlements began
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a manner that clearly defines the city’s character. However, the similarities in the city appear through a
Therefore, it is essential that the current land use planning similar perception and identical belief concerning a certain
approach is assessed in Iranian cities. The assessment place. Additionally, the similarities influence the formation
can identify the challenges of the urban land development of the urban tissue which contributes to the formation of
process and provides suggestions for improvement urban identity. Therefore, the combination of similar
towards creating the physical identity of the city. For this buildings creates the physical urban tissue, which, in turn,
reason, the current research reviews and interprets the creates the physical identity of the city.
physical identity of the city before the assessment of land Moreover, Moudon (1997) explained that urban form
use planning in Iranian cities. is made through the establishment and spatial connection

Physical Identity of the City: Basically, the identity of a urban areas. From a different perspective, urban form is
city is the consequence of the people’s perception and shaped by urban morphology [25]. The urban morphology
belief about the city [22]. Thus, urban identity as a is recognized as one of the effective reasons to involve
dynamic concept and diagnostic tool create a special the urban growth and can improve the quality of life in
sense in population and urban spirit [23]. In past decades, cities [26]. Generally, the urban morphology focuses on
urban identity played a key role in achieving the quality the urban form and considers the shape and city
of life in society and the social spirit of each community appearance [27]. In this respect, Moudon (2000) expressed
[22]. Furthermore, urban identity is one of the most that urban morphology deals with cities and provides an
important elements in the strategy for urban implied connection between the spatial aspects of the city
sustainability. Accordingly, urban identity, as a basic and the social elements. Thus, the skeleton of a city can
concept, is the focus of urban planners and related reveal the desires and activities of human in the urban
authorities to improve the situation of cities [24]. physical environment and the lifestyle of humans is

The urban identity concept emphasizes two aspects: reflected in the physical aspects of the city. In this
one is in relation to the  mental,  intangible  and normative respect, the people’s needs and activities are variable and
concept, while the second focuses on the skeleton of the people like to change them from time to time. Therefore,
city, which is a real and tangible concept. In other words, each modification in people’s lifestyle implies that the
the second aspect of urban identity can also be termed people’s needs and activities have been changed.
the physical identity of the city, which is linked to Consequently, the skeleton of the city is continuously
dependency, conformity and provides a sense of place transformed through the change in people’s lifestyle. 
and helps people to connect with different places. Based on the literature review, there are two major
Additionally, the city structure is influenced by the viewpoints concerning the influence of urban
physical identity of the  city,   which  distinguishes  the morphology, urban form and building in cities. Conzen
skeleton of the city from other cities. Consequently, a explains the development method of city forms based on
city’s physical identity reveals similarities between the his opinions. He also classifies urban landscape
skeleton of the city and itself. Further, the characteristics, according to the city map, building form and land use [28].
irrespective of style, enable the skeleton of the city to During the 1950s, another approach was considered in
evolve with the continuity of time and may eventually urban morphology, which believed that the city is the
lead to the emergence of a whole. In summary, the physical crystallization of cultural development. In this
physical identity of the city helps to create the urban respect, Caniggia believed that the building form is
tissue and city structure. shaped by exclusive characters during the period of

The urban personality is another term that must be establishment. As the characters are dissimilar in various
explained  before  considering  the  research  objective. periods, building forms are shaped differently according
The urban personality as a city feature appears to be to the period. Therefore, Caniggia expanded residential
synonymous with the physical identity of the city and building species for each period regarding to the stage of
describes one of the city traits that focus more on city city growth. The various types describe the conditions of
form. The urban personality and physical identity of the related periods, such as culture, religion, law, technology
city are two terms that express a concept. Although Kropf and economics. Also, he divided whole cities into
(1996) believes that the  urban  personality  distinguishes different areas through the primary types of residential
cities through their differences, the physical identity of buildings in each period as he believed that each area has
the city recognizes cities based on the similarities. its own personality [28].

of the physical elements, such as buildings and streets, in
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For more on this subject, Kropf focused on urban Spatial Specification: As mentioned earlier, physical
tissue to study the physical features of the cities specifications are classified in two groups. The first group
regarding the ideas of Conzen and Caniggia. According to refers to specifically constructed elements, such as
Kropf, urban tissue is recognized as completely organic, mosques, churches, walls, ports, open space, major
which is a synthesis of all the physical components. In transportation networks. The second group refers to
fact, the urban tissue is recognized by exclusive natural elements such as mountains, hills, rivers,
characteristics, such as position, outline and internal seashore, coating plants [32]. In this respect, Rossi [33]
arrangement [29]. classified the shaping elements of the city skeleton as

From another angle, Kropf supposes that each follows:
physical aspect of cities is built during one or more
periods, hence, each city district reveals a process of The Built Elements Include Two Major Categories:
formation or unique history of the city district. Hence, city
districts with different urban tissue and distinct physical The permanent elements (signs collective
elements have a unique history [29]. Mirmoghtadaee demand)include two parts: (i) fixed activities (such as
(2006) notes that Kropf’s comments are also true for small shops, public and commercial buildings, universities,
historical towns including similar social and physical hospitals and schools) and memorial buildings; and
tissue, but it requires a revision to that of the large and (ii) transportation network.
major cities [30]. According to the opinion of The changeable elements (signs request personal),
Mirmoghtadaee, urban tissue is created by a different such as residential buildings.
method in large cities because of the immense
geographical size of cities, unlike the social and physical Natural elements include physical features, such as
conditions. Therefore, a different urban tissue is formed rivers, lakes, mountains, hills and valleys. 
during a  unique  historical  period  in  the  major   cities. Regarding the main structure theory, the major and
In accordance with this opinion, the main structure theory outstanding elements of the cities are effectively involved
was considered by urban designers, such as Beyken, in the making of cities, while the macro elements are
Maki,  Crane,  Aleksander  in  the  1960s  and  1970s  [31]. changed less than the micro elements and the city main
In respect of this theory, a whole city can be made in two structure is more stable in the formation of the city.
sections- main and secondary. The main section makes up Additionally, the main structure theory asserts that the
the bone and spine of the city, which introduces the major main city structure adjusts the manner of the connection
features of the city, such as stability, identity and of the components and reveals the city’s concept as well.
continuity. Thus, the city’s main  section  will  describe Nevertheless, it must be considered that the people
the city's  main  concept.  This  section  is  formed  by  the achieve an initial impression about the city’s form from
major  features  of the city, such as the main traffic the urban tissue while the urban tissue also displays a
network, major open spaces and public buildings. specific image of the urban appearance and aesthetics. 
Conversely, the other city sections are recognized by the Generally,  urban  land  is  an  effective  element  for
secondary sections including the city neighborhoods the  making  of  the  city   structure   and   urban    tissue.
[31]. It contributes to the urban design concepts based on two

In fact, it seems that the skeleton of the city - main reasons. First, urban land is the common element in urban
and secondary sections - is made up by the urban land planning and urban design. Although, a two-dimensional
use distribution approach and urban components. land use map is the endpoint of urban planning while the
Therefore, the city’s specificity can be classified into land use plan is interpreted three-dimensionally by urban
three main groups: designers. Accordingly, it can be supposed that the land

Physical specification (including: remarkable physical urban land, which is the basic element for urban design,
elements, urban location, urban structure and urban is determined by the proposed plans. Second, the concept
tissue) of transportation networks is the accessibility between
Activity features (including functional components, different land uses, which are distributed in the urban
arrangement and their neighborhood) land.  Furthermore,  the  transportation  network is one of

use map is the starting point of urban design because
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the effective elements for creating urban identity, influences the making of urban morphology through
especially the physical identity of the city. Hence, determination of the building density, use of urban land
decision makers require appropriate knowledge about land and street network pattern. Second, the building
use planning approaches and the characteristics of the regulations, as one of the land use planning components
city to design sufficient transportation networks in the determine the dimensions, form and density of the city
cities that are both efficient and accessible, while buildings. From another perspective, the building shapes
maintaining conformity with the urban identity. and forms affect the making of the physical characters of

Consequently, urban land, as the fundamental the city, such as urban tissue, city personality and
material in the urban development process, affects the physical identity. Therefore, building regulations as a part
making of the physical aspect of the city. This of land use planning directly contribute to making a city’s
specification of urban land means that urban land physical identity. Finally, Kropf [29] believed that the
changes influence the other aspects of cities. Thus, urban urban tissue defines urban identity. The urban tissue is
land changes can modify the city’s form, urban tissue and made by several physical features, such as land use
the physical identity of the city to create a different distribution, building plot size, building density and street
situation. Hence, this study assesses the current network, which are determined by urban land use
approach of land use planning in Iran in the next section. planning. Accordingly, the urban land planning

Land Use Planning in Iran: Land use planning (LUP), as of the basic elements of urban tissue. 
a reiterative function, attempts to achieve a sustainable
form of land use in terms of the dialogue amongst all Assessment of Land Use Planning Process in Iran:
stakeholders in respect of the cities [34]. Additionally, the Basically, contemporary urban land management has been
Food and Agriculture Organization (FAO) states that applied through urban development plans in Iranian cities
‘‘Land-use planning is the systematic assessment of land since 1960. After five decades from the implementation of
and water potential, alternatives for land-use and these plans, for most Iranian cities, most of the problems
economic and social conditions in order to select and should have been solved. However, the achievements of
adapt the best land-use options’’[35]. Thus, there are the plans reveal that the ideas and aims of each master
different definitions to describe and explain the land use plan hardly correspond to the original goals and
planning roles and tasks inasmuch as they consider objectives of the plans when they were executed.
different perspectives of land use. Generally, the major According to the literature, several reasons for the failure
functions  of  land  use   planning   are   classified  in  to of the plans achievements can be recognized, however,
four parts:   environmental,  economic,  social and the current study concentrates on those that have
physical-spatial [36]. considerably affected the urban land. These have been

With   regard   to   the   research   theme,   the subdivided into three major categories, which are
physical-spatial aspect of land use planning is considered explained in the following sections. 
to reveal the role of land use planning to create the urban
physical identity. The urban land and what is made on the Preparing of Urban Land Use Plans: The plans as a part
land are one of the most important factors in the making of land use planning process are provided based on the
of the city's physical character. On the other hand, land comprehensive planning approach in spite of the fact that
use planning attempts to conduct the growth of cities to the comprehensive planning method is no longer used in
achieve an increase in productivity, quality of life and the countries in which it originated, i.e. developed
sustainable development. Additionally, land use planning countries. In fact, these plans are prepared based on the
organizes  urban  land to answer the citizens’ needs. functionalism theory. As the functionalism theory has
Thus, it has an important role in creating city form limitations through self-nature, a major part of these plans
through the qualification of the city's making. are considered to be the physical aspect of cities [37].

However,  urban  land use planning affects the The plans are prepared despite being disconnected
making of the physical identity of the city in three stages. from the upper and lower levels plans (such as national
First, although urban land value is changed by urban socio-economic development plan, improvement and
land use planning decisions, the urban morphology renovation plans) [12]. Hence, the plans are not prepared
depends on the urban growth condition and urban land in cognisance of the major policies of the government at
value in each neighborhood. Therefore, land use planning the  urban  level.  Consequently,  the land use plan might

contributes to making urban tissue through determination
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disagree with the different levels. On the other hand, in the approval process of master plans. Hence, their
goals are influenced by the political authorities’ opinions requests and opinions are not considered in the approval
in these plans [38]. In addition, unsuitable regulations, process of the master plans [37, 41, 44].
such as fixed building density have caused these plans to Normally, the revision and approval process of the
fail to address the requests and requirements of the land use plans are not integrated. For example, urban
citizens after the plans were prepared. Plans have been authorities (city council and municipality) and
prepared with little consideration of the economic aspects, professional institutions do not have any role in the
which reflects the urban economy situation such as urban revision and approval process. Plans are revised or
land cost after implementation of the plans. Finally, approved over a long period of time [37, 41]. The lack of
decision-making processes are not separated in the clear regulations and criteria about urban development
current land use plans and different organizations, constitute another reason in this case [37]. Unfortunately,
institutions and urban management have not been plans have been revised and approved without
coordinated through the lack of clear regulations in the comprehensive regulations in the process of revision and
preparation of the plans [39]. In this way, people’s approval. Therefore, the functional goals of the plan can
opinions are not considered in the preparation process be changed even in the final meeting of the approval
[40]. process [37]. In addition, the lack of comprehensive laws

Furthermore, several defects have been revealed in and regulations has led to the lack of integration of the
the land use plans when these plans contents are land use plans with the comprehensive land planning in
assessed. Some specialists declare that land use plans national levels [45]. 
suggestions are ideally presented and don’t consider
realities of cities. In another challenge, the collected data Implementation of Urban Development Plans: The Iranian
is employed to create maps displaying a scale of 1:1000 or government practised a centralization system, which
1:5000 which are general and non-detailing. In detailed influenced the authorities of organizations, institutions
plans, maps are prepared with a scale of 1:2000 which and departments in the implementation of the land use
cannot be accurately used in the implementation process, plans. In addition, different organizations in the urban
especially in complex zones. In this direction, documents land control were not adequately coordinated due to the
are generally written and compiled in a single document absence of comprehensive urban planning laws,
which makes it difficult for relevant city authorities to regulations and policies [41, 45]. Therefore, there is no
employ and examine it in the time required. Consequently, integrated  urban  management  among  the different
this section refers to three major inefficiencies in urban urban authorities. Moreover, municipalities are not
land use plans including  inflexibility   of   approach, considered as urban management. Therefore, various
incapability in methods and techniques and lack of bureaus and organizations at the provincial or urban level
relevance in identifying of problems and introducing of may restrict the functions of municipalities in the
solutions. implementation of the land use plans in terms of their legal

Pre-Approval Process of Urban Development Plans: coordination among municipalities and other
Basically, the urban development plans have been organizations [37]. 
prepared through the capabilities, requests and policies of Furthermore, the municipalities face barriers in the
the central government. Thus, the opinions of the central implementation of the plans due to the fact that they lack
government are fully implemented in the preparation and financial and the human resources of the Municipalities
approval process [37,41]. In other words, the requests and are incongruent with what they are expected to do in
facilities of municipalities are not necessarily considered respect of the urban development plans [37, 43]. In
in either the preparation or the approval process. This practice, there is no consultation between the
may happen because these plans are linear top-down. In municipalities and the private sector and the
this respect, the centralization of the government system intermediaries of the non-governmental organizations in
has made the approval process very time-consuming [42]. the implementation process [41]. In fact, implementation
Consequently, the policies and strategies are not updated. of the land use plans seems impossible in these
Moreover, municipalities do not have a direct role in the municipalities. In addition, the multiplicity of laws and
approval process, as provincial authorities are initially regulations in Iran’s urban planning system has caused
responsible for this process [43]. In addition, a large body some confusion in the implementation of the land use
of literature indicates that the people do not play any role plans [44, 46]. 

responsibilities and lack of appropriate horizontal
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Another difficulty arises when the implementation for emigrant and local people. Furthermore, the lack of
process is affected quite considerably by the land market, appropriate urban land polices and unbalanced supply
which has caused opposition to private benefit and public and demand of urban land have caused urban land to be
benefit through the lack of qualified laws and regulations converted into capital goods. Thus, the construction
in the cities [40, 47]. Generally, the physical view of the industry has been changed into a profitable and safe
current land use plans has degraded the land use investment. This situation has encouraged constructors
determination to the only major purpose of the urban and developers to illegally increase the floors or floor area
development plans in Iran. The fixed land use map and in most of the high-rise building. In addition, increasing
fixed criteria tables are major aspects of the land use plans land prices in cities have led to destitute people settling
through particular concentration on the physical on the margins of the cities. Due to the absence of the
expansion of cities. From another point of view, the lack strong unique urban management, different informal
of an integrated system including the laws, regulations settlements are raised while buildings are illegally
and policies for land use planning has caused some constructed in the suburbs and the inner city. Finally, the
social, economic and legal problems for implementation of successful making of the physical elements of a city
the land use control, especially land occupation, which is cannot be expected while the physical character of the
the main element in the implementation of urban land city is unplanned and various informal settlements are
management. This has contributed to the decadence of established.
urban management and the structural growth of cities in
recent years. Laws: Indeed, the relevant laws and regulations are

Generally, urban land use planning allocates suitable recognized as one of the effective factors to organize
urban land and space for each activity in response to urban development. In fact, land use laws and regulations
peoples’ needs as well as the making of different cities are essential in urban land use plans to manage urban
characters, such as urban physical identity, urban tissue, land distribution and the determination of building
sense of place and urban personality. Hence, the density because the determination of building density and
assessment of urban land use planning can reveal the land use affect the making of urban tissue, as well as the
efficiency of the current urban land use planning in physical  identity  of  the  city  and  urban  personality.
Iranian cities to improve the making of a city’s physical The review of literature indicates that the current laws and
identity. rules cannot be applied to full effect for urban land due to

RESULTS planning system. 

As previously discussed, Iranian city likes most cities improved to restrict the change in the building density,
in developing countries face serious challenges to building height and land use so that they are in
manage activities in land and space as well as the making conformance with the urban land use plan decisions. In
of urban identity. Hence, the research extracts the this case, financial resources must be determined for
effective factors in land use planning, which have failed municipalities and urban management authorities through
in the successful achievement of goals in the making of related the laws and regulations because the changing of
the physical identity in Iran’s cities. With regard to the urban land use plan decisions are occurred by urban
assessment of urban land use planning, the reasons for authorities to supply the appropriate financial resources
inefficiency can be categorized into the following five of municipalities. 
categories.

Unplanned Urban Growth: In light of Iran’s rapid achieve  their  goals  successfully when there is an
urbanization, urban land demands have increased against absence  of  people  to  participate  in  the  preparation
the restriction of urban land supply since 1960.Although, and implementation  of  urban  land  use  plans.   Hence,
urban management tries to prevent the growth of the  urban land  use  plans  decisions  are  not
unplanned cities and make an appropriate balance considered  by people as their needs’ have been
between the growth of cities and rural development, the neglected or not  answered  [21]. As a result, building
government’s efforts have not been successful in the last components, such as facade, level and surface area might
50 years. Therefore, urban land has been emphasized to not be built in accordance with the decisions of urban
supply the required housing, urban facilities and services land use plans. 

major inefficiencies in the laws in the Iranian urban

However, the current laws and regulations must be

Public Participation: Urban land use plans cannot
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Format of Plans: The centralization of the government that the skeleton of cities is influenced by urban land
has led to the establishment of a fixed mechanism for the planning. From another angle, the main structure and
preparation and approval process of urban land use plans urban morphology theories explain that the character of
and their subsets, such as building density and building cities are made by urban tissue and human-built elements.
height. Furthermore, the land use plans are prepared and In the Iranian cities, the break between past activities and
approved based on the inflexible process in Iran’s current current lifestyle, methods and needs have led to major
urban planning system. Thus, innovations in the concerns, which are now manifesting in the physical
employment of fresh approaches cannot be aspects of Iranian cities.
accommodated. This theme refers to three major To overcome these defects, such as the making of the
inefficiencies in urban land use plans including city skeleton and physical identity, a highly efficient
inflexibility; incapability in methods; and lack of relevance pattern  of  urban  land use planning must be employed.
among studies, identifying of problems, results and In addition, the preparation of urban land use plans must
suggestions. However, the connection and linkage from be generated by employing new methods of urban
identifying problems in respect of the presentation of a management, reform and revision of laws and urban land
solution in the current land use plans causes urban use policies, as well as increasing public participation in
management to concentrate on the abilities and powers of different stages of the preparation of the plans and in
land use plans to make cities characters based on the consideration of the requests, needs and tastes of the
goals of the land use plans. people. Furthermore, the government should support

Modernity: Modernity refers to new technology or and the integration of urban management in cities.
lifestyle, which has caused people’s lives to change in Generally, to create compatibility between different
several aspects, such as using a private car, changing aspects of modern life with the historic nature of the cities
family tradition and increase in participation of women in can be useful in the preservation of the history of Iranian
social community activities. Hence, it is clear that the cities through new technology and methods in the
change of people’s lifestyle can transform the skeleton of construction industry. 
cities based on the social norms. Basically, Iran’s
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