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Land use planning goals, as the main core of urban planning, are classified
and studied from different aspects. The inclusion of surplus value and surplus
accumulation funds in the city can highlight capital funding and cause
changes in urban land demand as spatial and spatial context of activities by
highlighting capital funds. One of the forms of this category of changes is the
commercialization of residential areas and the tendency of some people to
change residential to commercial use, which has covered the bulk of the
residential boundaries of Tehran's metropolitan neighborhoods, especially
the northern neighborhoods of the city in recent years. The main structure of
Nasr neighborhood in the 2nd district of Tehran is based on Gisha street. The
most important issue is the multiplicity of commercial land uses on Gisha
street. According to observations, there is a bank every 45 meters on the
street, while the performance radius of bank activities is defined on a regional
scale. The proposed problem can be investigated because the financial and
speculative justification of these changes can cause environmental
consequences such as pollutions and in some cases dissatisfaction of
residents of the area. Therefore, the main aim of this research is to identify
and analyze the speculative factors affecting land use changes in the Gisha
street. The research method in this study is library documentation, field and
local survey and also the use of factor analysis method to determine the
factors affecting the changes in land use in Geisha Street. Using this method,
three factors of access, land economy and activity distribution and
neighborhood structure were proposed as factors affecting land use changes
in the Gisha street. Finally, in order to plan to control the speculative
consequences of these changes, the analysis of external and internal factors,
with regard to indicators in the questionnaire, SWOT table, and finally
defensive strategy, to offer strategies and policies was adopted. These
strategies were presented in two categories: sustainable management of
income sources of urban management and control of changes in land use.
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Introduction

Land use planning is a framework for regulating the use of land through spatial governance.
Usually, its aim is to promote more socially and environmentally acceptable outcomes, as
well as more efficient use of land and resources. Specifically, the goals of current spatial
planning often include limiting urban sprawl, conserving the environment, reducing
transportation costs, preventing land use problems and conflicts among stakeholders, and
minimizing air pollution. The goals of land use planning, as the central focus of urban
planning, are classified and studied from different perspectives. Based on these goals,
planners believe that regulating land use will modify patterns of human behavior, and that
these changes will be effective and beneficial. Land use regulation can significantly alter
patterns of human behavior.

Material and Methods

Land use planning aims to organize and regulate land use in an ethical and efficient manner
in order to prevent conflicts in urban planning. Urban governors utilize land use planning to
manage land development without any financial speculation within their jurisdictions. This
allows urban managers to plan for the needs of the city while protecting territorial and natural
resources. In order to achieve this goal, a systematic assessment of land potential, different
land use patterns, and social and economic conditions is conducted to select and adopt the
most suitable land use models. Typically, a land use plan provides the optimal approach and
a vision for future development possibilities in various districts of a city or other defined
planning zones.

Results and Discussion

The inclusion of surplus funds in the city can enhance capital funding. As a result, changes
in urban land demand occur due to spatial changes in activities and functions. However, these
changes also bring about disadvantages such as the commercialization of residential areas
and the tendency for residential land use changes. These changes are particularly prominent
in the residential neighborhoods of Tehran metropolis, especially in the northern
neighborhoods of the city. One example of such a neighborhood is Nasr, located in the 2nd
district of Tehran, which is primarily centered around Gisha Street. The main issue in this
area is the proliferation of commercial land uses along Gisha Street. It has been observed
that there is a bank every 45 meters on this street, despite the fact that the performance radius
of bank activities is defined on a regional scale. It is argued that the growth in land prices
and the financial and speculative justifications for these changes may exert pressure on the
environment. Therefore, the main objective of this study is to identify the factors that are
influencing land use changes on Gisha Street, taking into account the aforementioned factors.

Conclusion
The study utilizes a combination of documentary research, local survey, and factor analysis

as its research method. This approach aims to identify the various factors that have an impact
on land use changes. Specifically, the researchers considered three key factors: accessibility,
land economics, activity distribution, and neighborhood structure, all of which are known to
influence land use changes in Gisha Street. Additionally, in order to address the speculative
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consequences of these changes, an analysis of both external and internal factors was
conducted. This analysis involved the use of indicators in a questionnaire, a SWOT table,
and a defensive strategy. Drawing upon this comprehensive analysis, strategies and policies
were formulated and presented in two distinct categories: sustainable management of urban
income sources and control of land use changes.

Keywords: Land use changes, Capital and profit, Land speculation, Gisha Street
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