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1 ABSTRACT

Transfer of Development Rights (TDR), as a marketrhechanism, attempts to managing the urban growth
and facing urban sprawl, with reference to the afalel lands, through balancing between public andig
interests. This approach has been raised followliegmaster plans inefficiencies in protecting vhlaa
natural lands and zones. Due to the master pldhsefdn facing urban sprawl and managing the sitie
growth in a smart way in Iran this concept has beeanforward in academics and professional arenas i
recent decades. But, due to the lack of institati@montext and necessary soft perquisites, it lhhaen
realized and moved beyond theoretical fields.

Similar to most of the Iran’s’ city districts, digtt no 9 in Isfahan Metropolitan Area- which igrfaus
because of its orchards and landscaped lush andugiree agriculture-has been exposed to the
commercialization and mass unplanned constructidasa result its valuable environmental assetsclwvhi
act as a respiratory lung of the city, exposeddstrdiction. This is while many lands are abandomitioin

the city. These issues raised the necessity of TdpRroaches employment for the aim of growth
management. In this regard, the main questiomas what the main institutional perquisites are agd
which means a reliable institutional context woublel provided for realization of this mechanism ie th
selected district as the research case study.

The following research, with the intention of answe this question, is up to identify those themadt
perquisites through literature reviews methods sash meta-synthesis and field research methods.
Afterwards, due to the extracted conceptual franmksyo4 main institutions’ vision about TDR’s soft
perquisites, including citizens, developer, landergnand urban experts, would be analyzed by mefns o
statistical methods such as Friedman and T teai#fjvdriate regressions and SWOT analysis. Basethen
results, this approach employment requires long &mart plans to achieve successful outputs, siacety

of institutional barriers such as low regional a@ossness, unwillingness to participate and noviging

the necessary legal grounds.

Key words: Transfer of Developmental Rights (TDR)ban Development Institutional Capacity, 9th
District of Isfahan Municipality, urban sprawl, srhgrowth

2 INTRODUCTION: THE RESEARCH QUESTION AND CONCEPTUALI ZATION OF THE
TRANSFER OF DEVELOPMENTAL RIGHTS (TDR)

The increasing urban population in recent decadeschused an unplanned expansion of the citiels,thet
highest pressure on the agricultural land insidk@urtside the cities. However, the protection ofcadtural
lands and gardens in 1950s and later, in particuldwr the discussion of sustainable developmenieisshas
been specifically addressed and turned into operatiagendas. Nevertheless, the experiences diléng
past decades have shown that urban developmerg atah current regulations to protect valuable @&tur
assets have not been effective. In seeking operdtiand enforcement strategies for protection, new
perspectives on urban and regional developmennjmigrnave been presented which are market-oriented.
Among these are the approaches presented in 1898e world leading to the production and delivefy
efficient tools for market's capacity utilizatiom policymaking and planning for urban developmémie of

the most successful approaches among these is TBdRconcept of "transfer of the development rights”
emerged for the first time in the 1960s as a toolhistorical protection (Linkous, 2016: 162). het1980s
and 1990s, followers of the society protection regmbthe dramatic environmental and economic piatieoit
TDR programs, believing that these programs wouldvide permanent protection of land with an
environmental or historical value. Following thiaim, many TDR programs were developed in the Wnite
States (Messer, 2007: 47). The TDR by striking lariize between the public and private sector interies
trying to manage the city's growth and developmBeipending on the circumstances and purpose of the
application, related approaches have emerged: fBrartd Development Credit (TDC), Purchase of
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Development Rights (PDR), Residential Density TfangRDT), Development Fee, Density Transfer
Change or Density Transfer Fee (DTC or DTF), anddbgpment Rights Certificate (DRC) among all. The
main idea of the approach outlined above is togutatagainst development, yet they are differertdtails
as summarized in Table 1 in a nutshell.

Table I: Theoretical TDR. Appreaches to Protectmg Natural Property and Historical Herttage
Defmition Approach Defmiton Approach
Thiz program first emerged m the Unsed Kmgdom m
All construction 5 required to pay the 1990z to preserve agncultural lamds. By purchasmg
development fee, mmd the proceeds development credits from public lands md frasferrmg | Tramsfer of

beleng to the owmers who are }_D::elopment o gostal areas, this mechamism provides permanemt | Development
vohmteers to permanently protect therr land protection usimg a public | private hybnd model | Cost
valusble assets (Prustz, 2003: 83) (with direct state mtervention) (Gremnaway & Good,

2008: 10).

Fart of the surplus value obtamed =
sbserbed wrough mereased
development potential and used to | Density
compensate for the loss of decressmg | Transfer Fee
development potentisl elsewhere (m
cash) (Fulton, 2004: 31)

A tool for govenment officials to .
access the lands needed for public use Development Part of the TDR program 1= amed =t tramsferrmg

Ths program was first mtroduced m 1980s m order to
protect the zgmoultwral lamds, In this mechanism, | Purchase of
development nghts are purchased md permanenty | Development
sbandemed requirmg fimds from govemment ad | Rights
nenprofit organszations (Nelson, 2013:22)

Residential
Density
Transfer

h e hts a s o rn
£ ¥ 2 et E BTl A ity M0
without requirmg cash (CFSD, 2015 Cortificaie restdential demsity (Omo, 2010: 4)

4

In general, the TDR is a legal mechanism that aldevelopers who have purchased the developméats rig
from landowners in other areas, allowing developmieeyond the project's permitted density in the
designated areas (Cowan, 2005: 404). In other woh@sTDR is a law for the use of land, in whicle th
rights related to development can be taken fromsilae and extent of the land and sold in the market
(Taintor, 2001: 8) This approach is considered asdern way of monitoring the development of thedla
which has been used in developed and (in receraddsy some developing countries along with other
methods of controlling and monitoring urban devetept. Regardless of its role in urban development,
TDR is important in reducing the inequality and wigg fair rights for individual owners (Azizi and
Shahab, 2012: 3), so that Chan and Hu (2015) centlid TDR as a balance between protection, prppert

rights and development.
Development

Chan & Hou, 2015: 36

Chart 1: TDR — Balance between protection, developiet property rights

In all societies, government actions have an iablé impact on the value of land. Most planners, in
accordance with the constitutional consideratioagain from government actions that cause deviaoat
unless the cost of damages to the people is detedvand provided because compensation payment is a
huge expense. TDR is a mechanism that convincesauiords to voluntarily accept high-value rigttiat
reduce their value of ownership (Ardestani, 2008} Because it provides conditions to compensate the
owner with the property for the loss of their deyghent rights. (Tavares, 2005: 4). In Iran, inest the
laws (the law of preserving the use of agricultuaalds and gardens and its amendment, the implamgent
regulations on the amendment of the law on the t@aénce of agricultural lands and gardens, alorly wi
the related amendments), plans and projects, astmgtive authorities, and numerous commissions on
protecting the natural surroundings inside and idetshe cities, conservation objectives have nanbe
properly implemented so far. Especially in metreged or large cities, landowners tend to changeisieeof
agricultural lands and gardens due to their adadaev

Also, the policies applied to preserve the greemméghe cities and their regionalization have hdderse
physical and economic consequences. As a resthiieadecrease in land prices due to the restricfianthe
construction on agricultural lands and gardens, uthmized industrial activities, workshops and
warehousing in the agricultural lands and gardesnge hbeen developed as well as illegal construction
(sustainable development plan of Isfahan, 2009: ©23 growth in the price and value of land in thaseas
is not equal to other parts of the city which hastdbuted to the limitation of the decent devel@om The
9th district of Isfahan municipality, which has betormed from joining villages to the city, inclusle
agricultural and horticultural lands along with unall assets such as valuable natural landscapiajeén
(natural and urban tourism axis). However, despitey efforts to protect them, these assets atfeirstil
danger of being destroyed. According to the managemf district 9 of the Isfahan municipality, "cltang
the land use is one of the main demands of citizerike area from the municipality"(Beautiful Eséal)
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2017). On the other hand, the urban managemenbagiprand that of the institutions responsible for
protecting the valuable land of Najvan (land adtjois by the municipality started in the 1980s, iwihe
motive of creating an impassable recreational éhas)led to the implementation of disruptive tauriglans
that are not in harmony with the principles of austble development and have doubled the air patiudf
Isfahan while damaging the natural ecosystem mdhea. In addition, horticulture and maintenarastscof
gardens are not cost-effective for gardeners irvidaprea, and these lands are gradually becomarty
deserted, while construction is stepping into #iesa (detailed overview plan, 2003: 115).

Accordingly, in order to protect the agriculturadahorticultural lands of the region, it is felatithere is a
need for effective plans, which can both help totgut agricultural and horticultural lands, as wasdlthe
rights of citizens. Considering the issues raiskee, TDR approach is important in terms of its instental
capabilities in reducing inequalities and ensuthmy fairness of individual property rights of tleadowners
in the possibility of land development in ordera®ate equilibrium and equity in the interests ksses
caused by different situations which is due toithiglementation of urban planning rules for varitarsds.

3 CONCEPTS AND VIEWS, THEORETICAL AND EMPIRICAL BACKG ROUND OF THE TDR
APPROACH

TDR programs can be divided into three periodf@irtevolution. The concept of TDR was first intuoed

by Gerald Lloyd (1961). After its introduction, tHEDR implementation plans soon were offered and
scientists tried to examine the effectiveness ef 'lirst generation” TDR programs. Some of thesst fi
programs were performed in places like New YorkyCfollier (Florida) and Calvert (Maryland). The
programs focused on the practical aspects of TRramming while providing suggestions for the "s@to
generation" of the programs. The second wave offbR program began in the 1980s. These programs
include Montgomery (Maryland), Pinelands in Newségt Boulder (Colorado), Tahoe Regional Planning
Agency (CA), etc., focusing on the importance aksholders and their involvement in design and
implementation of programs. In the "third genendtioTDR programs like the Triston program
(Washington), which still continuing, has been muianeous emphasis on participation in progrants an
incentives (Kaplowitz et al., 2008: 379-380).

The key to the realization of any TDR program is toncept of "sending area" and "receiving arehe T
sending areas are those introduces through thengawith environmental or historical values (sensiti
sites) that send their developmental rights toalreas that are suitable for development (Triedntaale
2014: 6-7).

TDR mechanism (Transaction Mechanisms): TDR isnaovative land use tool that can help communities
implement growth management policies and plans asd, voluntary and market-based mechanism, exceeds
the regular zoning process (Bratton, 2008: 1)h&nIDR approach, it is assumed that the developnghit

of a piece of land as part of the transferabletsiglan be sold and used in other pieces (Tavabés; 3). As

a result, the right to develop the land is sepdrétem the property without changing the ownerstig
owner can then continue to use the land basedendhtract (Bratton, 2008: 3). A Transfer Developtne
Certificate is transferable in the market, and wtienright market is a competitive one, developrmigtits
can be redeemed, which causes the price of theqgbeot land to be updated while earning more profit.
(Tavares, 2005: 5). The TDR exchange mechanismsvigiedy variable, which are used depending on the
circumstances and the context of each system amttrgo Some of these include private market exchang
including buyer-seller exchanges, private sectocharges with public sector support, intermediary
exchanges, TDR banks and private funding firmstBna 2008: 3).

TDR Actors; Bratton (2008) believes that there nhestat least three separate actors in order to ledeng
transfer of development right. These actors inclutie development rights vendors (property owner),
development rights buyers (builder or developeny aupporting public community that ensures thesul
and regulations of the program and guaranteept@jr Triedman et al. (2014) also refer to the @i role

of the community and the local government in additto the mentioned actors, so TDR actors can be
considered as four groups: development rights vendtevelopment rights buyers, trade support (Bnatt
2008: 3 -4) and the general public (Triedman e2@1,4: 19).

The Institutional Ground and Capacity: Instituticare the rules of the game in society, or in otherds,
they are more scrupulous constrains by humanity fdvans the interactions of human beings with each
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other. As a result, institutions organize the hiddaotives for human exchanges (Farajirad and Keagmi
2012: 139). In other words, institutions make tharlds simpler and make people more logical and $ocia
The rules only develop if the community recognizissultimate goals. However, determining the goals
depends on how the society thinks in interpretimg world. Therefore, institutions develop only in a
institutional context. In this institutional framevk, people are turning to their daily routine, ahdy can
regulate their behavior if their experiences gol Wwel/ond what they expect. Keizer, 2008: 13).

An institutional context includes a set of poligie=gal frameworks, resources, incentives and meshes
governing relations (IFAD: 1). In other words, astitutional context is a set of institutions. Ihgtons are
the rules of the game in a society, and the ingiital framework points to how the rules of the gaane
combined and arranged (Zamanzadeh and Al-Huss¥d6). Without a full understanding of the context
and institutional framework, many factors that bikely to have a great impact on how changes ocana,
considered as "axioms" or hazards that are uncladigeand actors are unable to change them (IFAD: 1
For this reason, the recognition and comprehensiahe institutional framework is of the necessitier
any change in a society. For example, the instiiati context of the developed countries is complete
different from developing countries, and obvioughgtitutional capacity must be different accordingl
(Robin & Stephen, 2004: 18-19).

Institutional capacity is one of the main concefiitst also the major concept in institutional appioa
(Farajirad and Kazemian, 2012: 103). Evans anaaglies considered capital or institutional capasta
key element of local government and referred tedhmain dimensions as organizational resources,
knowledge and leadership of local governments. Tegted out that having this capacity can be ggér

for change (Mohammadi, 2014: 45). Institutionalagty, due to its broad concept and its high imgoce,

has been studied and evaluated by various indilgdaad institutions in recent years in variousdebf
study. It has also been presented while the diroessand indicators for its evaluation have beesgned
depending on the conditions of the field of anays$n the table below, the views of some experés ar
observed (Table 2).

Table 2: Components and Indicators of Institutional Capacitv from Different Perspectives
Ferspective on insttudonal Wi
capacity ter

Components and indicators

The ability of msttutions (human capital, resource awvailabahity,

purposefulness, mcentive system, inter-nstitutional relationships, and
flexibilitv), the mtesity of mstitutions (inter-sectoral relationships of
institutions, collective capacity of nstitutions), knowledze of institutions
(formal knovwledgze and mdigenous knowledge), leaming the institutions
(mteractive leaming, expenential leamms, contiuous leammg) and
approprate legal arrangements (legbilitv, lezal sround)

Eegonal mstitutional
capacity

Fargjirad & Kazemian (2012)
azemsan et &, (2013}

nter-sectoral mtegration (mtegration between policies, [aws, regulations,
organizations and methods), balance bottomayp and up-bottom
approaches (corporation of the two levels, utillizing low level
participation of people for better understanding of needs and sohations to
problems, high level participation of managers taking into account the
national needs and interests). the credibility or legtimacy of policies

Development mnstitutional
capacity

Michel(1994)

FIEX]EIE structures, Incentn'e system, Estance mechamsms:
Coordination, Leadership, Intemal relations guality, Networking,

Institutional Capacity in the
Form of Organizational

Euwrcpean Commission{20035)

Ohbjectives, Clear missions Capacity

Commutted emplovees, political will, education, commeon practice and Sustainable institutional Evans et 4l (2005)
creating networks for taking measures capacity — : B
Human capnal_ﬂmmﬁledge: Eﬂ_: expenence), social _cap_)tal [mutual Institutional Capacity

trust, values, attitudes and behaviors, commitment, motivation, sense of B ik sl ST i Ruims(2008)
belonging, networks, relationships), mstitotional capital (goveming | ° Buildin: \-Ieasurfs T
amrangements). economic capital (mfrastructure, Financial resources) it

Indiidual capacity (techmical skill and knowledge of mdmiduals),

mtemal and organizational capacity (orgamzational strengthenms

including policy development, methodology, structure, network and

participation, including formal and mformal relationships, constructive

mteraction with other stakeholders, open and transparemt imter- Institutional Capacity in

organizational relations, Fegular and continuous information exchange, | Organizational Content and Dmen(2008)

Support for organizational leaming, Organizational paths and Public Management
perspectives, Penodic evaluation of resources), Extemal nies and
mcentive amrangements (support for regulations, transparency of
regulations and responsibilities, comnmumity support for participation in
decision making, access to technical and financial resources required)
Source: Wnters, Adopted from the sources mentioned

Theoretical and empirical background to the redearc TDR: According to the studies, the United &tat
has been a pioneer in the use of TDR programs aad far gained much success in protecting the TDR
mechanism. For example, in Pinelands (New Jerseygcologically valuable area in southern New Jerse
in 1980, with the purpose of land management, thel&hds Commission formed and decided to use the
TDR program to protect the lands.

The commission managed to protect at least 16,0@&& &f land by 2014 and achieve a high level otsss
(Triedman et al, 2014: 22). On the path to suctetss program, the institutional indicators ohtwledge,
commitment, professional staff, internal and irdeganizational integration, a prominent organizadio
vision, flexible structures, regular exchange ofoimation, mutual trust among all stakeholders,
participation, the existence of financial resouy@nomic incentives, the existence of infrastmeg, the
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legal framework and the transparency of laws" haiaificant impact in this program (Bratton, 2008
12; Triedman et al, 2014: 21-24).

The TDR in Montgomery (Maryland) developed with thien of protecting agricultural lands and natural
resources between cities as well as increasingdémsity of residential development by increasing th
commercial base of existing centers. This one leas lanother successful program in the United Stagts
has so far been able to result in the protectioh9gB00 acres of agricultural lands (Otto, 2010 35 this
program, in order to achieve maximum protectiothBiddDR and PDR mechanisms are used simultaneously
(Bratton, 2008: 14-15). Owners who want to presdhar natural resources and agricultural lands are
attracted to the PDR program, and landlords whandlieg to reduce the density of residential deymghent

in their property will tend to the TDR program (@t2010: 3). The success of the program depends on
institutional contexts such as knowledge, speadlistaff, internal and inter-organizational inteigna,
specific organizational vision, regular exchange imfbrmation, mutual trust among all stakeholders,
networks, financial resources, economic incentivegal and regulatory contexts" (Walls & McConnell,
2007: 38-45; Bratton, 2008: 14-15; Otto, 2010: 3-35

King County (Washington) approved the TDR progranamn effort to limit the urban dispersion. The etat
legislature passed the Growth Management Act i©1%8en, in 1999, the King County Council allocated
1.5 million to create the TDR Bank in order to fhase development rights from rural and naturalsarea
(SGA, 2008: 3). The focus of the program has beaethe preservation of rural lands and the separatio
urban lands in order to prevent the invasion oftt#eés suburbs (Huang, 2011: 40). Based on theiesud
"knowledge, commitment, interconnectivity, interagg, specific organizational vision, trust, parstep,
financial resources, economic incentives" are iaidics of the institutional capacity to achieve ssscin this
program.

China sought to find a way to deal with urbanizatpyroblems, including the destruction of histoneas,
agricultural areas and urban dispersal until ittsthgetting information about the TDr in 1990s ,atekpite
the different social, cultural and land ownershiptems, has so far been able to implement this amgsim
in several provinces (Huang, 2011: 9). In the distiaystem of China, development rights are caergid as
individual rights, which are valid as much as laowinership. In China, these rights are relocatethas
person relocates, that is they are not transfendigidually. The majority of TDR programs in Chitave
been implemented in rural areas aimed at transfettie development of agricultural land to resitént
areas. One of China's successful plans is theiZhgipProvince Trial Program, which was implemerited
2000 and succeeded in protecting 50% of the natunmalagricultural lands of 13 villages and townsd(l
49-55). To achieve success in this program, indisadf "inner and inter-organizational integratispecific
organizational vision, trust, partnership, avaligpof financial resources, economic incentiveesydl ground
and transparency of laws" have been considered.

The Indian state of Karnataka in the 200s saw dpealrgrowth of immigration and, as a result, thended

for basic facilities such as housing, water resesirdealth, transportation, schools and hospitettéch
resulted in massive pressure on the state regatbadand and the financial resources needed. 05,20
Karnataka introduced the TDR tool to explore newasstructure facilitators. In this system, offeritige
DRC instead of cash led to the possibility of pding the required infrastructure by the authoriti#gased
on this, 2186 DRC certificates were issued (CFSI)52 14). This TDR program aimed at providing a-win
win situation for the city as well as the ownersng with the access to urban land for public usiaout
conflict. Although information indicates that, givéhe development rights granted, land ownersesisting
DRC admission, and the program has failed to aehadl/its goals (Ibid: 24-32). An evaluation of the
implementation of the program demonstrates shoitagsnin the implementation of the TDR; the lack of
transparency of the program (the lack of transparerf construction projects), the lack of infornaatifor
the buyers and owners of the TDR, the incompletemdéghe information and documents related to the
transactions and their non-digitization, being ueficed by TDR incentives of planning policies and
administrative processes for economic benefitsl (W0-45).

In Iran, several studies have also been carriedouhe mechanism for the TDR to protect valuahtels
and the possibility of its implementation in thentaxt of Iran and in various dimensions. Mohsenhade
(2010) concluded in his research that the TDR pnogaimed to protect the agricultural lands of Baaol
and other northern cities of the country was appate because, if successful and correct, they avimad to
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more profit to farmers, urban clever developmerd #me improvement of agricultural land degradation.
Also, Mohebbi and Zakir Haghighi (2015) in theiudy in 2015 found that the TDR program, due to its
more profitability for farmers in case of monitagiits proper implementation, has the ability toezecuted

in Tonekabon and protect the agricultural landghinresearch carried out by Rafiyan et al. (20thB),use

of the TDR mechanism is appropriate to protect @agardens. In this regard, the Arezou Zare (2045)
her research entitled "The capacity measuremetiteof DR method in the realization of urban develeptm
plans, Ghasr al-Dasht gardens, Shiraz" concludettiie use of the TDR mechanism for the proteation
Shiraz gardens is appropriate because of the mlidmaintains between the public and private ety
and, thus, the willingness of the owners to pgoéte in the protection.

From another perspective, Azizi and Shahab (201Ryied the use of the TDR mechanism as
complementary to urban development plans, and foimad using this mechanism contributes to the
implementation of the plans helping the interactimtween properties and planning rights. Mozafanipo
and Soltani, in their study in 2014, stated thagjémeral, the success of TDR's mechanism, apant tihe
purpose of its application, is dependent on theestgion of local governments. Also, they statedlt tim
order for the landowners to welcome the prograamdactions must be mediated by a general institutio
(Mozaffaripour and Soltani, 2014).

Tousi and Bagheri in summarizing their researctexypiaining the sprawl phenomenon in the metropolita
city of Shiraz (Tousi & Bagheri, 2017) introducde: tTDR along with policies and approaches suchrasts
growth, as an effective approach for confronting sprawl phenomenon in metropolises. In a stud®0iti7
titled "Feasibility of the TDR Implementation indding Urban Services in Shiraz", this mechanisasw
considered necessary for the provision of needed far proper urban services (Farsi Farashbandi.get
2017). In the studies conducted by Zare in 2018, ube of the TDR mechanism for sustainable urban
renewal was addressed while it was pointed outitthatirsuit of the desired goals, this approactukhtake

the process of localization according to Iran'sdittons (Mohammad Zare, 2015). In the end, Mohammad
et al. (2017), regarding the evaluation of the Tihiplementation in the 9th district of Isfahan irgdd
social, economic and physical dimensions, foundttf@area enjoys the capacities for the implentiemtaf

this mechanism such as the tendency of the urbaragement towards the protection of agricultural and
horticultural lands as well as the existence ofeflié sending and receiving areas.

Apart from the academic fields, many research ptejlave been conducted or currently under conduct
regarding TDR implementation. Among them are Isfahegional study aiming to guide the development
and conservation of the agricultural and hortiaakdands along with the emphasis of the masten pla
Tehran, Mashhad and Shiraz on the protection ofQhasr al-Dasht gardens. However, despite the feadt t
this approach has been considered as a properctingteapproach in Iran, due to the lack of adequate
institutional framework, no plans have been pupliace yet and the TDR mechanism has failed to take
action. Also, most studies have less focused omdieel to provide institutional frameworks, and agdding

this issue has often been briefly discussed dwthgr topics. Assessing the existing instituticc@iditions

for implementation is one of the most importantreqeisites for entering the implementation phaséef
TDR mechanism in Iran, which is the focus of tl@saarch.

4 INFERENCE OF CONCEPTUAL FRAMEWORK AND METHODOLOGY O F RESEARCH

Reviewing the theoretical foundations, domestic &eign experiences and research, the theoretical
conceptual model of the research is deduced pesseatt the following figure. Achieving this model is
possible through step-by-step actions; (1) revigwesearch and projects related to the instituticapacity

of urban development and extracting indicatorsnstitutional capacity assessment from differentrces;

(2) evaluating the validity and reliability of thiedicators based on their frequency of use in dhffie texts
through meta-synthesis, selecting more reliableritecal indicators and categorizing them into fiyeups:
individual capacity, organizational capacity, sbaiapacity, economic capacity and legal arrangement
according to the purpose of the research; (3) etalu of the indicators for measuring institutionapacity,

in domestic and foreign projects and research toese the most important indicators of institutibna
capacity which are effective on the TDR impleméptatbased on the frequency of use and reference to
indicators in the experiences and research); aradlyii (4) the presentation of the conceptual framdwof
the research is described in Fig. 2. Theoreticadlehof research has tried to illustrate effectiegoes in
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realizing the TDR policies and the capacities ndadesuccessfully implement TDR programs in terrhs o
theoretical relationships and indicators.

Effective actors in Individual capacity

implementing the TOR Knowledge and M
policy commitment

‘ Social capacity
o Development Mutual trust, cooperation |
Right.vendors and training

A

Crganizational Capacity:
Expert staff, internal andinter
organizationsl integration,
Buyers or * e ——
developers - an es, regular
T exchal formation

policy

— A - H—t

Mediator of —— =3 § | Economic Capacity:
transactions * Financial resources, H
economic incentives,

infrastructure and public

Society ‘-
s Legal arrangements:

Legal ground,
transparent rules

Realization of TDR policy as a development
Components and Indicators of Institutional
Capacity Assessment

Chart 2: The conceptual/theoretical framework ofrésearch

The present research is based on the purpose lig@ppsearch type as well as the nature of therigive-
analytic type. Based on the methodology of reseaituich is a combination of qualitative and quatitia
methods, several basic steps have been taken: lfasstd on documental studies, theoretical compgsrmEn
the research are extracted and indexed through-syathesis and then, using a social survey method,
structured and semi-structured guestionnaires r@eroto determine the main categories and desigheof
final and structural questionnaire), the 9th distof Isfahan has been evaluated from regardingethe
components. The completed questionnaires includéamation on the effective components of TDR
implementation, which was developed in four gro(fyspeople, (2) owners, (3) developers, and (4eesp
and specialists. Then it was distributed among gsaf respondents with different sample sizes.

The sample size of the group of owners and people adetermined using Cochran's formula with a 90%
confidence index because the size of the populatias relatively obvious. The sample size in thege t
groups was 89 and 96, respectively. In order terd@he the sample size of the developers and distgia
targeted sampling method was used based on tharchse's judgment and the sample size was 50 and 30
respectively. Finally, the results of the questanm were summarized and analyzed using descripiine
inferential statistical methods (such as regresstoedman test, T-test, etc.) in Excel softward 8RSS. In

the final step, using the SWOT matrix and the Qitetinte Strategic Planning Matrix (QSPM) analytical
methodology, appropriate strategies have been fatedl and prioritized. In the following, after the
introduction of the selected research, the resiiitse methodology will be explained.

5 THE SCOPE OF RESEARCH

The 9th district of Isfahan municipality with anearof 2025 hectares is located on the western bofde
Isfahan and north of Zayandehrud River (Statistidsfahan, 2011: 20). As shown in the picture belthis
peripheral area formed by the joining of severbges is rich in plentiful land, as well as feztagricultural
lands and extensive gardens (detailed review R@02: 11).

The poor supervision of the urban development @enin these lands and the high level of greenasy h
led to a tendency towards construction in this aaed on the other hand, the profitability resulfiein the
conversion of agricultural and horticultural lantds other inappropriate uses as well as the polities
maintain greenery (the reduction of land prices tuihe restrictions on the construction in agtioal and
horticultural lands and, consequently, the estabilent of illegal industrial activities, workshopsida
storage) has led to the destruction of more andenvatuable natural areas of the region (Sustainable
Development Plan Isfahan, 1388: 22).

In addition to the agricultural and horticulturahts, in this area the valuable lands of Najvaorabpark
are located in the north of Zayandehrud River whiagk to the western winds and most pollutant indasst
in western Isfahan has led to the urban managetakimg actions for protecting these lands. Onehef t
most prominent of these measures is aquiring theewship of horticultural and agricultural lands ahd
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implementation of tourism projects, although thidiqy has caused more destruction of these landstalu
the presence of tourists (and in the absence gigprarotection planning) (Same: 115).

Figure 1: District 9 of Isfahan

To date, many plans and projects have been puiaae po protect the horticultural and agricultleads, yet
they have not been able to achieve their conservabals due to the lack of executive solutioneréhare
also several laws on the protection of agricultarad horticultural lands: Article 19 of the Landf@&en Act
adopted in1961, Article 12 of the Law on AgricullExtensions in Agricultural Regions adopted 73,9
the Bill on Agricultural and Livestock Damage adsgin 1979, Article 10 of the Executive Code ThevLa
of Utilized and Arid Land (which after the Revoluti has been provided to farmers as temporary
cultivation) adopted in 1986, Article 1 of the Ex&ge Order on Amendments to the Law on the
Conservation and Development of Green Space icifes, 2009, Article 1 of the Law on the Maintenan

of Agricultural and Horticultural Land Use and @#snendment adopted in 1995, etc. Some law, with a
positive attitude and encouragement of gardenat$aamers to protect the land, permits for the toictsion

of compatible uses, limited construction and wadiemted to 80 cm height for productive gardens. Here
economic interest, neglect of laws and regulatideaxsk of enforcement of guarantees, etc. in thenttgu
resulted in the ineffectiveness of the said laws.

Based on surveys and interviews conducted in diftiit was noted that gardens and landslidesajfah
are considered as part of the green belt of Isfahahould be noted that the green belt of Isfalith a
total of 1700 hectares has not been approved (there legal basis), but the municipality of thetdct 9
taking into account the Najvan as a green belpreat laws that raise owners' dissatisfaction wiio the
horticultural and agricultural lands which has tedheir reluctance towards the land protection.

In the following, the chosen methodology of reskairc this area and the description of its resuftd a
findings are discussed.

opment g,
Tl o {{.‘5(,.

Figure 2: Sending and receiving area in TDR approach

6 APPLICATION OF SELECTED METHODOLOGY FOR RESEARCH IN ISFAHAN,
DISTRICT 9 AND PRESENTATION OF FINDINGS

Based on the above methodology, first, based onrdental studies, the conceptual model of reseastht,
was discussed earlier, was developed in the forinfafential actors and institutional capacitieguied.
Then the sending areas (including two categoriesgatultural land and horticultural land withinetlarea
and the Najvan area which were determined basethertheoretical foundations and urban plans) and
receiving areas (including areas with developmapibilities, including urban areas worn out whickrav
determined based on the theoretical foundations whdn plans) were identified (Figure 2) and the
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questionnaire was developed based on theoreticdehwf research. Then it was distributed among the
members of the target community.

In this study, the owners included the owners afitwtural and agricultural lands in district ®iet people
included a group of residents of the district 9,owhkere not included in one of the three categooies
owners, developers and intermediaries; expertspadialists included the experts of the municipalitthe
region, the Agricultural Jihad Organization and @mganization for the Environmental Protection.dfin

the developers, who have not been specifically tifled, have been chosen from the residents in the
receiving area and the buyers in the region.

Table 3: Results from T-test
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The next step was to identify the barriers andtutginal requirements for the realization of TDRdistrict

9 and prioritize them. First, using the T-test, thetitutional barriers to the realization of TDRem
investigated in District 9 of Isfahan MunicipalitiBased on the results obtained (as seen in thestabl
showing the results of the T-test below), the tosonal barriers in each of the four groups oftitnsions
involved in the realization of TDR were obtainednfr the following table.

Table 4: The institutional barriers to the realization of TDR policy in Isfahan, district @

Effective actors in the
realization of TDR

Indicators Institutional barriers (items)

Unwillmgness to protect m case of racervmg
money from government
Unwillimgness to protact m case of receiving

Econcmic meentrves

loans
lack of trust m agencies to conduct transachons Owners
Mumaal trast lack of trust m mumscipality to conduct
rEnsacHons
Imowladge Neon-familianzatien with TDR
Centribution Unwillmgmess to attend the TDR. workshops
lack of trust m agsncies to conduct transactons
Wiutual tast lack of trust m munscipality to conduct
framsactions Developers
Enowledge Nen-fzmilisrization with TDE
Contribution Unwillmgness to attend the TDR. workshops
Legzl grounds not-havmg the required zuthorsty

Lack of mtemal mtegrity
Lack of proper relanonshps betoreen the

Internzl and mter-
orgamizaticnsl mtegrity

mmmicipality md other organizancns Intermedsaries for
Expert staff Lack of sufficient expert staff transactions
Specific path and Unwillmgness of the mmicipaley to miplement (mumscrpalsty)
VIEION TDR
Educaticn Inzbilsty of the mumuctpalsty to educate
Enowledge Won-famiizrizstion with TDR. mechamism
Miutual trust Lack of trust m enmcpality to protect

Unwillmgnees to attend the TDR. workshops
Unwillmenezs to contribute fmancally

Contribution e : People
Unwillmeneass to contribute m providmg water i
Unwillmgmess to contribute physically
Transparent laws Non-transparent laws

Source: researchers

In the next step, using a multivariable regressimthod, we measured the relationship between Jasab
and determining institutional requirements in eatthe actors involved in the realization of TDRrsE in
order to assess the regression significance, tbfficdent of correlation between variables was meed in
each group. Based on the results of the statigtioaimary of the regression model of each questite(as
described in the table below), there is a strongetation between independent and dependent vasabl
the questionnaire of each of the actors and asudt r¢éhe use of regression is significant.

Table 5: of Factors Affecting TDR in the Questionnaire of the Four Groups as the Institutions
Involved in the Realization of TDR

Questionnaire for
Developers Owners ngppe::t:ﬁ:;d People each of the groups
of actors
- Correlation
0.229 0901 0.792 0.969 Coefficient

The results of the multivariate linear regressiest aire shown in the following tables. Based orréiselts,
the requirements for the realization of TDR in egobup of actors in District 9 of Isfahan are reggrgted in
Table 6. One of the main objectives of this rededscto prioritize and determine the most effective
dimensions identified in the concept of TDR in anpke of studies so that it could be possible to pam
the severity of the impact caused by these dimesswath respect to the standard regression coeffisi
(Beta). Regarding the Beta coefficients, providing social context in district 9 is the most impottfactor

in the realization of TDR in the region. Then startie economic capacity (which here is merely the
infrastructure capacity assessed in the questicg)nas the TDR pre-requisites in this region.

According to the experts and specialists of Dis@icthe existence of a legal framework is onehef inost
important requirements for the realization of tHeRImechanism, and in the present circumstancestadue
the lack of legal authority, the municipality has ability to take any protective measures. Alsahwegard

to Beta, individual capacity is the most importamtrealizing the TDR among owners. According to
interviews and statements by owners of the hottical and agricultural lands, the most importaatsn for
protection is their personal motivation and comreitity while they have stated that although economic
motivation is important to them, but more importantheir personal desire.
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Table 6: Multivariate linear regression test results

Experts’ questionnaire People’s questionnaire
Ttandard
v Level of | coefficien | Homsisndard
stafisti | significan | s Alodel Thadard
o ©® Standard : Nop-standard
Beta B 1 Level of | coefficien B
wie T statisti | siznificen | 15 i Aodel
0.80 <024 0814 ke o e Bets ‘S"t:::ilni B
006 ) D87 3 hg,‘i“] i | % e Logs | o
& Socizl o
i ).002 A Tndividual
‘‘‘‘ caparity sy
T Tom T [ e
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7 6 ap 04 i P
G000 | 0000 B.323 0041 paps | Eremomic
_____ .00 0.323 041 L | e
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Stendard Standard
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_____ 11748 0.833 0.0s 0736 e 0.060 D1se ezt

Table 7: effective factors on the realization of TDR in each group of actors
Effective actors in realization of
TDR

social capacity, economic capacity People

legal capacity, organizational capacity,
2Conomic capacity

personzl capacity, social capacity, economic

Factors

Experts and speciahsts

- Owmers
capacity
Personal capacity, social capacity, economic

B N - Developers
capacity

Source: researchers

In the final step, using the Friedman test, indicsiand the items for institutional capacities thate been
effective in implementing the TDR mechanism in tbegion (based on the multivariate linear regrestast)

were ranked aiming to prioritize the strategiestigh the QSPM analysis based on which it will besfiae

to take the steps required to provide an apprapiratitutional framework for the implementation tbke

TDR approach in Isfahan, district 9.

In the final step, based on the reviewed theoretind empirical functions, interviews with the awtiities
and the results of the questionnaires (see Chaal@)g with the use of SWOT analytical matrix, dpgimal
strategies for removing institutional barriers gmdviding a solid institutional framework for reahg TDR
policy in district 9 were identified. Then, usingu@ntitative Planning of Strategic Matrix (QPSM)esk
strategies were prioritized.

Results of the Interviewing the experts and Theoretical base
questionnaires responsible institutions

o L 1
Municipality and | Developers | | Owner | | People |
related institutions T T T
[ [
| Internal factors | | External factors |
¥
[ I I ]
Contingency Adaptive Defensive Aggressive
strategies strategies strategies strategies

Figure 3: The process of compilation the strategies

Finally, the collected and prioritized strategiesrav categorized based on each group of actorsder ¢o
provide an appropriate institutional framework floe implementation of TDR policy in Isfahan, distr® as
proposed in Table 9. In formulating strategies,anrbmanagement is considered as the intermediary of
transactions and the internal factor responsibidefading the actions, while other involved ensit{people,
owners and developers) are considered as extactals.

7 CONCLUSION

According to the studies carried out on theoreticalndations, domestic and foreign experiences and
researches, the implementation of TDR policy in @aegion requires the some institutional bases and
capacities in order to achieve its goals. As shawiChart 2 (conceptual framework of research), some
capacities such as individual, social, organizatioreconomic and legal capacities are among the
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prerequisites for the success of the TDR policyer&fore, due to capacity gaps (institutional bas)iend
efforts to eliminate them on the one hand, andhgtreening the existing capacities, especially thibse
have the greatest impact on the realization of tB& mechanism in the studied area, on the othed,han
provided a solid institutional foundation in theyien.

Table 7: SWOT Analysis Strategies for Implementafion of IDR Policy in Isfahan, district 9
prioritization | Strategy
Proritizaton of strategies (external factor: owners
Creatmg added value fof the pardens through the prantmp of pefmils fof CONVErsion
1 compatible uses such as livestock and preenhiouses. or the parden of catering and tezhouse
(with temporary structures) for the profitability of the garden for conservation
Cooperatmg  wihh  Agniculioral  Jihad  Jfgenization  and  Envionmental  Frotection
Organizations to carry out land reform and assist in setting ug irrigation methods.
Usmg the Flannmg Leam to muoduce and teach the TDF. mechanism
Formmg the Uwnership Leadmg Committee to Buld [Tust and Mofivaiion between Uwners
Holdmg workshops for stzff members of the TDF mmplementzhion group (planners, bank staff,
3 executives, etc.) i coherence as well as the transparency of workshops for other stakeholders
in order to win trust.

dinf B2

Creafmg an [ntemet website to miorm about actions and build trust among benshiciary

6 Dfganizations

. Allocatmg part of the people’s development expense (renovahon costs, construchon costs, efc.)
! to the establishment and lumch of the TDR Bank

g Establishmg TDK. benk aifdieted with the Shaht Bank fof ConduUCtmg ansacions

g Gaming taxes om [oursm and fecfeanonal uses created m gardens after TDF. (sustamable

source of revenue for the mumicipality)

Prioritization of strategies (external factor: developers)
] Frombrion of accumulated sales outside the [DE. plan
1 Creatmp 2 Leadership Committes for the developers m order to Build 1rust and Motrvation
- Between Developers and the Mumicipality
3 Establishmg TDF. bank affilated with the Shahr Bank for conductmg fransactions
4 Allocatmg part of the people’s development expenze (renovahon costs, construchon costs, etc.)
J
]

to the estzblishment and launch of the TDR. Bank

Creatmg moentrves Tor mvestors through the creafion of specific uses m recerving areas
Increasmg the cost of providmg services and urban mirastructure m areas other than recervmg
arezs

. Tovolvement of wrbzn management m the construchon and opersiion of residental amd
! commercizl projects in the receiving arezs while monetizing for the municipality
[ Usmg the Plnnmg Team fo miroduce and teach the [DF mechanism and it functions

Creatmg an Infernet website to miorm =zbout achons and bwld trust among benshciary
5 Organizations

Prioritization of strategies (external factor: people)

1 Formamg NGUs focusmg on the protechon of horhicultural lands
- Providmg required mirastructure as well as the transparency of measures and work processes

- through the municipality's website znd holding meetings

Utilizmg the mtellectual {pammpauon of people and other stakeholders (e IDF. plannmp
3 Committee, consistmg of representatives of owners, developers, people and environment
organizations) m selecting scenarios developed by the planning group
4 Allocatmg part of the people’s development expensze (renovahon costs, construchon costs, efc.)

to the establishment and lzumch of the TDR. Bank
Takmg sustamable Whan revenues Dy payimg X on clean aif 101 Tesidents o)
area

Based on the studies carried out, the measures sakéar along with the conducted plans and prsjeave

not been able to protect the horticultural andadfiral lands of the region; hence, in order toi@ee this, a
new approach has to be taken. Studies have shawnhién TDR mechanism, based on the market and the
balance between the interests of all groups, coeldffective for protecting the horticultural argtiaultural
lands in the region. Based on the remarks madédyjour groups involved in the TDR implementatiowl a
the collected questionnaires, all stakeholdersaavare of the importance of protecting horticultuaaid
agricultural lands, and each one, if interesteduldidike to protect these valuable properties. Heave
despite the acknowledged tendency of the munidtjpsdi protect these lands, due to the lack of suside
income, familiarity with this approach as well dee tknowledge about its advantages, it considers the
implementation of this mechanism as an obstactegé@chievement of its interests damping its wgitiess

to implement this mechanism.

Studies also suggest that no capacity buildingolea®n done to implement this approach in districtr@] its
implementation, given the existence of institutidoerriers, requires a long-term and targeted @nogwhile

its success depends on the establishment and jmrovid institutional infrastructures prior to the
implementation of TDR programs. In order to achi¢hes, the need for education is felt among all
stakeholders. The municipality as well as the imqgeter of this policy should take responsibility the
establishment and take the necessary measuresdratieel developed strategies.
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