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{ traffic congestion, and then resulted in public rights violation, reduced quality of life, and
gintensiﬁed spatial inequality in the city. On the other hand, the spatial planning system
fincluding Tehran Municipality has been established to resolve the conflict of interests
i between private rights and public interests through preparing development plans and
i defining, distributing and allocating the land use and density in the city optimally, but this
i goal has not been achieved.

i Therefore, one of the most important challenges faced by Tehran’s spatial planning system
i today is the inequality in allocation of land development rights. Determining and assigning
irights by land property rights regime, as a part of the institutional environment for the
production of space process, ultimately determines this process and its result, and paying
i attention to it is crucial for spatial planners. According to the problem statement, the
i main question of the article is what causal powers and generative mechanisms affect the
i determination and allocation of land property rights and duties in Tehran? How is spatial
i planning linked with land property rights?

§Therefore, The main subject of this article is the relationship and interaction between
i spatial planning and land property rights institutions and its aim is to identify the causal
i powers and generative mechanisms of determining and allocating the right to develop
and use of land (the hidden and real layer of space production) in Tehran and to present a
i conceptual framework explaining how to determine and allocate them, in order to explain
i why and how this mode of space production in the city.

ETHODS: After systematic reviewing the literature on rights and property rights

in spatial planning, urban political economy, new institutional economics, new
! institutionalism and institutional theory, and through the multiple qualitative methodology
gbased on Critical Realism, a data analysis framework was developed that used critical
i grounded theory as a coding strategy and retroduction to identify and analyze the causal
i powers and generative mechanisms of determining and allocating land property rights
i and duties in Tehran.The data was collected by conducting 23 semi-structured interviews
with key expert actors and reviewing the documents of 29 laws approved by the National
iand Islamic Council parliament, the Revolutionary Council and the Council of Ministers
$(1905-2022), 29 regulations of the Supreme Council of Urban Planning and Architecture
i of Iran (1965-2022). 50 samples of Tehran’s Article 5 Commission regulations from 2011
%to 2021, 10 key resolutions of Tehran City Council (1999-2022) and 18 decisions of the
i Administrative Court of Justice (1984-2022).

INDINGS: After completing the pre-coding steps, including data collection and
transcribing the interviews, data coding was done in three coding stages: initial/open

: coding, axial coding, and finally (critical) retroductive coding. In the first round of cloding,
]
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?723 primary codes were extracted from the text of the interviews and 335 primary codes

i were extracted from documents. In the second round of coding, by combining the extracted
i codes from two sources and through an iterative process and constant comparison, the
%codes were sub-categorized, categorized, and finally subcategories and categories were
§extracted. And then, in the third round of retroductive coding, the relationship between
i categories and subcategories was examined, and by returning from the abstract level of
i categories and subcategories to the concrete level of data, generative mechanisms and
%causal powers were identified. In fact, land property rights and duties in Tehran (even
i the basic land rights) are not defined, given. The structural causal powers of resources/
i power, discourse, coalitions of agents and regulatory causal powers of institutions and
irules in interaction are the main forces through the three governance structures of the
market, hierarchy and network and the three coordination mechanisms of contract and
iagreement; regulatory/coercive and normative; and trust and cooperation (coalition/
imutual dependence), by the rules of the spatial planning system, exercise power in
determining and allocating the rights and duties of land in Tehran.

ONCLUSION: The results of the research show that the determination and allocation
H of land property rights and duties in Tehran is a strategic exchange transaction
i between the spatial planning system and citizens, which is the result of the interaction
§of contextual, structural, discursive, institutional and agential causal powers and related
i generative mechanisms. These interactions within the planning system, in its institutional
%environment and the context of Tehran, has formed the “ Tehran’s land property rights
iregime” and its output is the production of space. In fact, the causal powers of political
§economy, discourses, institutions, and individual or coalition actions of actors are applied
ithrough relevant generative mechanisms, and cause the determination and allocation
%of land rights and duties by mediating the rules and regulations of the spatial planning
i system.Based on the research findings and adopting the property rights approach to spatial
i planning, a new definition of spatial planning is presented as follows: “Spatial planning
{is knowledge of strategic collective action of determining, distributing and allocating the
land and space property rights and duties optimally with the aim of guiding and allocating
i other resources of production in certain territories. Spatial planning to achieve the goal of
i a sustainable city and spatial order deals with the institutional design, development and
change of land property rights institution”.

{ HIGHLIGHTS:

- The city’s spatial planning system, by determining the location, type, amount, and
{intensity of land development, in fact allocates the most important resource, namely the
i rights to develop land and the space above it (air right).

i~ In addition to the three traditional factors of production; labor, land, and capital,
gdevelopment rights (use and density) are considered the fourth factor of production of
i the city’s space, which is determined and allocated by the spatial planning system.
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Table 1. A classification of concepts related to land property rights and responsibilities
Category Item

Property responsibilities and obligations Pay for taxes, municipal fees and service charges

Voluntary transfer and compulsory sale of land to provide public goods
Productive and optimal use of land

Compliance with urban planning principles and construction regulations

Environmental protection
Internalizing externalities and social costs
The right to object to planning system decisions

Property rights and privileges Procedural Property Rights

The right to free access to information

The right to participate in decision-making process (planning right)

The right to exercise property rights

The right to appeal in judicial system

x Substantive Property Rights Right of possession (ownership of the land)
- (Economic) Devglopment Use right (land use)
d rights Building right (density)

Right to transfer, sell and gift
The right to earn income and to engage in a profession
The right to subdivision, and consolidation
The right to light

The right to fair compensation and transparency

o
LIy SRV - E—T

Table 2. Theoretical concepts and principles derived from literature review

Theory/ approach Theoretical concepts and principles

€
ol

Political economy of -Conflict between the forces of capital and labor, - Power structure and interests of groups to control surplus production, - Rent

space, seeking and rent accumulation, - Informal partnerships and coalitions of political, informational, and economic power, - Systemic

Growth machine, power, - Interdependence of state and non-state forces, - Conflict of interests,- Distributive conflict and inequality, - Growth

Urban regime, coalition, - Land commodification, - The city as a growth machine, an arena for competition between groups for profit and rent

Resource dependency  maximizing, - The city as the location of the second cycle of capital accumulation, - The impact of resource dependence on the
behavior of organizations and their decision-making,

Theory of property -Property rights are the driving force of incentives, - Economic activities are transactions of bundle of rights, - The function of
rights institutions is to economize activities, to guarantee property rights, and to allocate resources optimally, - Property rights are the

driving force of creating incentives and motivations for economic behavior, - Scarcity of resources is the driving force of creating
property rights, - The impact of the type of property rights regime on economic behavior and outcomes.
- The main function of property rights is to direct incentives to internalize externalities, - Bargaining and lobbying among actors
for institutional change or continuity, - Emphasis on the political process of defining and enforcing property rights, - Appropriate
property rights arrangements are a factor in reducing transaction costs, - Property rights are a social construct that is also path-
dependent,
- Transaction costs as a major and fundamental factor in the emergence of property rights,
- Resources with unclear property rights are placed in the public domain.

Transaction cost
theory

- The superiority and priority of the governance structure (i.e. contract) and its relations over "resource allocation", - The
assumption of imperfect information, bounded rationality and opportunism of the agents, - The existence of transaction costs as a
fundamental element in the emergence and evolution of property rights, - One of the main tasks of the planning institution and
planners is to minimize transaction costs, - the amount and distribution of transaction costs of a policy impact on efficiency and
equality, - The conscious behavior and strategic action of agents are based on the logic of calculation.

- Actors use institutions/institutional rules to maximize their utility, - institutions impact on individual rational behavior, -

Rational choice

institutionalism institutions reduce the uncertainty, - The institutional environment provide information and enforcement mechanisms, -
Institutions as incentive/motivation structures
Historical - ideas Continue in policies and institutional structures, - Institutional stability through the logic of path dependence, -
institutionalism Predetermined historical paths shape action.
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Table 2. Theoretical concepts and principles derived from literature review

Theory/ approach Theoretical concepts and principles
Sociological - Actors follow institutional rules, norms and routines
institutionalism - Institutions are socially constructed and culturally framed rules and norms
-The logic of appropriateness and conformity guides the behavior of actors within the institution to gain legitimacy and public
acceptance
- Regulatory, normative, and cultural-cognitive rules are the three pillars of institutions.
- These rules have underlying mechanisms of coercion, obligation, and imitation.
- Institutional, political, and other external pressures enable and constrain the actions of agents.
Discursive - The constructive/forming role of ideas and discourses in institutional change and policymaking
institutionalism - Understanding the dynamics of institutions and the variability of preferences and norms

- Discourse as shared ideas and role of intrinsic content of ideas is important

-Discourse as interactive processes of exchanging ideas through coordinating discourse among policy actors and communicative
discourse between political actors and the public

- Discourse as an interactive process is what enables agency to consciously change institutions.

- Understanding the interplay of ideas, discourse, and institutions in the context

- Institutions are causal variables that structure the opportunities and constraints facing individual and collective actors

- Institutions are simultaneously the structure and construction of agency.

Institutional logic

- Institutional logic as a definer/determinant of the content and meaning of institutions

approach - Institutional logic shapes the conscious rational behavior of agents and links institutions and action
- Institutional logics shape the rules of the game and means-end relations.
- Institutional logics provide criteria for legitimacy that actors use to create new practices/actions and roles.
Institutional - Explain institutional reproduction and change through mechanisms of power and the capacities of actors to develop strategies
Entrepreneurship and shape institutions,
Approach - Greater emphasis on the role of actors and agency in processes of institutional change

- Institutional entrepreneurs are actors who use resources to create new institutions or change existing ones.
- The three main activities of institutional entrepreneurs in implementing institutional change are: creating and formulating a
vision, mobilizing allies and motivating actors to realize and consolidate this vision, and institutionalizing the change.

Key concepts and
principles related to
previous researches

-tradable development rights, - public goods and interests, - rent and value added, - governance structures (hierarchy, market and
network) and coordination mechanisms (price, mandatory rules, trust and cooperation), - property rights regime as a policy
structure/arrangement, - Zoning as a tool for assigning exclusive property rights, - Zoning as a municipal property right, - property
obligations should be assigned to Externalities, - Political dimensions of determining property rights (distributive conflict,
bargaining, ideology, path dependence)
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Fig. 1. Initial conceptual model of the study
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Table 3. Characteristics of interviews and interviewees’ profiles

Row Interviewee code Interview duration (minutes) Row Interviewee code Interview duration (minutes)
1 IN-E-01 70 13 IN-M-08 77
2 IN-E-02 43 14 IN-M-09 63
3 IN-E-03 33 15 IN-M-10 78
4 IN-L-01 67 16 IN-0-01 50
5 IN-L-02 35 17 IN-0-02 32
6 IN-M-01 57 18 IN-0-03 68
7 IN-M-02 56 19 IN-P-01 110
8 IN-M-03 65 20 IN-P-02 60
9 IN-M-04 68 21 IN-P-03 62
10 IN-M-05 57 22 IN-P-04 58
11 IN-M-06 96 23 IN-P-05 80
12 IN-M-07 98 Average time of interviews 64
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Table 4. Categories and subcategories extracted from research data sources

Row Category

Subcategory

1 Public interest and spatial
order as the institutional
logics (reason for existence)
of the planning system

2 Social order as the
institutional logic (reason
for existence) of the

Public interests, providing public needs/goods, improving livability and quality of life, preserving and providing
green space, a regular and integrated network of streets, a balance between public and private rights, and a
desirable city image and urban landscape.

Exogenous, incomplete and incoherent planning system, legal and religious conflicts with higher-level
institutional rules (institutional environment), incorrect understanding and incomplete knowledge about the
context by planning actors, weakness in planning procedural rules, dominance of instrumental/technical
rationality on planning knowledge (deficiencies in the content of programs/institutional rules of programs),
dysfunction of the municipality, city council and the Commission of Article 5

power/influence of the values and beliefs (ideology) of individual actors as internal institutional forces, the power
of the rules of religious and jurisprudence (ideology) as institutional forces of actors, the system of beliefs and
values (ideas and discourses) governing the government and the agencies of the planning system.

The system of political and institutional power distribution, the exercise of power (action) by the government,
parliament, and the Administrative Court of Justice, the exercise of power (action) by the public sector (planning
system), the exercise of power by owners and developers through land and capital ownership, and conflict of

Distribution of development rights as a rent by the planning system, dominance of the logic of profit and income-
generation over the relations between the municipality and owners /developers, Oil-based political economy, the
role of political power (political pressure and influence) in changing the rules of the planning system.

Poor level of public knowledge and awareness, lack of demanding, organized rent-seeking, growth coalition

Space prone to maximum production, accumulation and consumption of development rent, maximum exchange

The existence of rent and information inequality, the existence of corruption, lobbying (gambling), and
inefficiency resulting from competition for development rent, the lengthy and time-consuming nature of receiving

state/government
3 Weaknesses and
shortcomings of the spatial
planning system
4 Belief and ideology system
5 Distributive conflict and
contradiction
interest.
6 The rentier political
economy
Rentier culture
Rentier space/city
value and the commodification of land and urban space
9 Transaction costs
property and development rights
10 Problems, needs and current

situation of the city

Lack of financial resources is a factor of interdependence between the municipality and owners and developers,
the existence of externalities and social costs, the instability of the political-economic system is a factor of lack
of security of property rights, needs and conditions of the status quo.
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Determining and allocating
land property rights and duties

= | —

Outcomes
Production of physical-activity . mp:m‘l g
space in Tehran ayer ol teality

T

Generative Mechanisms

mechanisms of coercion, normative obligation and imitation, of
: and i 4

of contract, exchange. agreement, consensus, Force & authority mechanism,

influence/pressure
resistance mechanism, path

lobbying. and trust( r- vork)

and relevance mechanism,
competition mechanism, external and internal motivation mechanism, information monopoly and control mechanism

refusal and Contextual Conditions

Rentier and unproductive culture, tacit/general
knowledge, population growth, demand for housing

and activity, customs, organized rent-seeking, social

T(

and security events (such as revolution and war), and
economic shocks

Rules (Institutions) — Regulatory or/and Incentive Power

Constituti and civil laws, parli y laws, rulings of the Administrative Court of Justice

Article 5 (Tehran City Spatial Planning System)

Approvals of the Council of Ministers, and of the Supreme Council of Urban Planning and Architecture

Comprehensive and detailed plans, rules and regulations, approvals of the City Council and of the Commission of

mnurses and Ideas (Normative-Persuasive
Power)

+ Institutional logics: social order, public interest,
resolving conflicts of interest, spatial order

+  Principles of Islam and Shia Jurisprudence

d

Agencies/Actors (Institutional Entrepreneurs)
Ministers, Members of Parliament, Judges,
Consultants and planners, members of the City Council

of planning ge: en
protection, sustainable development, improving the
quality of life, livability, justice and spatial balance

« Discourses of development guidance and control

and of the Commission of Article 5

Tehran Municipality managers and personnel
Owners and builders/developers

Coalitions and networks between these actors

¢ \

system(municipality) : income generation/self-
> reliance, physical development, participation, public
service provision, corporate

strategy/entrepreneurialism

+ State and government discourse: social justice,
progress, public housing provision, privatization and
economic adjustment, political development

* Owners/Developers discourse: private property

‘ Resources - Structural power

Rentier political economy (capital and political power), conflict of power distribution, scarcity and dependence on financial
resources, land ownership, rentier city/space, information and control and monopoly (rent), transaction costs

rights, physical growth and development,

Real layer of reality

Fig. 2. Final conceptual framework: A critical realist grounded theory of the allocation of land development rights and
responsibilities in Tehran.
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7. Bundle of rights

8. Use Rights

9. Transfer Rights

10. Eminent domain

11. Ownership

12. an institutionalised practice
13. Factor of institutionalisation
14. Rights to "voice', ‘influence’, “information', and
“challenge'

15. Public rights in private land
16. Exchange value

17. Use value

18. Existence value

19. Spatial plans

20. Policy documents

21. Markets in rights

22. Rights in land

23. Legal rights

24. Planning rights

25. Bhaskar

26. Empirical

27. Actual

28. Real

29. Retroductive Critical Grounded Theory (RCGT)
30. Triangulation

31. Emergentist
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1. Private property
2. Public interest
3. John Rawls
4. Code of Hammurabi

5. Magna Carta
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