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Background and Objectives: The present study aimed to identify and explain
the factors affecting physical-spatial changes in rural settlements along the
Shiraz-Sepidan tourism corridor with an emphasis on land use changes. The
study is applied in purpose, adopts an objective-subjective epistemological
perspective, and uses a mixed-methods approach with a concurrent strategy.
Materials and Methods: Grounded theory and the Delphi method were used to
analyze the qualitative data, while a one-sample t-test was used to analyze the
quantitative data.

Results: The quantitative results showed that land use changes have acted as a
key determinant of physical-spatial transformations in villages along the Shiraz-
Sepidan tourism corridor. These changes have transformed the spatial,
economic, social and environmental structure of the villages through complex,
multilayered mechanisms. The qualitative analysis using grounded theory
identified three groups of factors from the interviews. Causal factors comprised
tourism infrastructure development, land and housing market pressure,
government policies and regional planning, changes in livelihood patterns and
local economies, and the growth of remote work and increasing demand for quiet
natural settings. Contextual factors included natural and geographical features,
strategic location and accessibility, cultural and social capital, demographic
conditions and human resources, and economic potential. Intervening factors
comprised economic-livelihood, socio-cultural, environmental and physical,
institutional-management, and technological-infrastructural factors affecting
physical-spatial transformations in rural settlements, with an emphasis on land
use changes. The results of this research clearly show that tourism development
along the Shiraz-Sepidan tourism corridor has acted as a double-edged sword.
On the one hand, the creation of tourism infrastructure and improved
accessibility have created new economic opportunities for local residents and
generated additional income by changing livelihood patterns from traditional
agriculture to tourism-related activities. On the other hand, these developments
have had significant social and environmental costs that require careful
management. Land use plays a key role in this process by linking all dimensions
of development. Land use change is not only a physical transformation, but also
a reflection of the interaction of economic forces, government policies, and
social values. The results of the study show how regional planning policies,
market demand for second homes, and natural attractions have together shaped a
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new pattern of residence and activity in this tourism axis. The interplay of these
factors has led to the formation of a complex, multilayered pattern of physical-
spatial transformations. Finally, the findings of this study have important policy
implications for regional planners and managers. Success in managing rural
settlement transformations requires adopting a comprehensive and integrated
approach that can balance the economic, social, environmental, and physical
dimensions of development. Future planning should move towards a sustainable
tourism development model informed by a clear understanding of the
mechanisms driving spatial change. Such a model should preserve the region’s
cultural and environmental identity while providing sustainable livelihood
opportunities for local communities. The findings indicate that achieving
balanced and sustainable rural development will remain challenging unless the
multidimensional consequences of land use changes are considered.
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Fig. 1. Location map of the study area
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Table 1. Statistical population and sample size in villages
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Table 2. Status of physical-spatial changes in rural settlements with emphasis on land use changes
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5 Y) g,labas .
el il oyl J ch"‘ Confidence 795
(sl Interval of the
Index Mean t Diff
Sig. (2-tailed) iiference
bl o=
Lwsy 53 pslie 5 Lk mllas sl
Introduction of new and durable building 3.62 27.776 0.000 3.76 3.45
materials in the village
b sy (S 5L o aS
Spatial expansion of the village physical 343 27544 0.000 3.54 3.32
fabric
sy 3l o 5 S
502 g 379 27.887 0.000 3.89 3.68

Morphological form and pattern of the village
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fabric
b sy S glaesler 55100

Structural stability and resilience of rural
housing

by 5o e b 5 b
Design and construction of rural housing
gy oo Sl Sl 5 Lo
Visual appearance and landscape of rural
housing
b sy Sl olazrl Y s

3.52 27.665 0.000 3.67 3.40

3.39 27.454 0.000 3.55 3.31

3.30 27.413 0.000 3.47 3.19

Social transformations associated with rural 3.15 27.231 0.000 3.25 3.00

housing
Ly Sl o= golasl 5 Slae
Economic-managerial performance of rural
housing
L gy Slae Slal 5 6lo,
Residential comfort and welfare in rural
housing

343 27.522 0.000 3.54 3.21

3.31 27.453 0.000 345 3.21

e s e on
3 907 S s 356 27.665 0.000 3.69 3.45
Condition of internal village thoroughfares

L"w:_w :y;»ﬂbu C‘)’L,al)duf)b

Widening and realignment of existing village
passages

3.24 27.334 0.000 3.35 3.12

b 3.71 27.811 0.000 3.85 3.47

Passage width, pavement, slope grading, and
street lighting

by 53 S5 50 plas S3lege 5 2285

Opening and rehabilitation of existing village
streets

3.15 27.234 0.000 3.26 3.06

Lagy Sl 5 2l 2l e 55
Degradation and conversion of village 3.33 27.432 0.000 3.48 3.21

farmlands and orchards
L”WJJJC’\)A): g_é)@)&:
Encroachment on village pastures and
rangelands

3.13 27.243 0.000 3.22 3.03

L“w«}) ﬁ‘f}))bj@}b

Construction within village protected buffer 3.10 27.223 0.000 3.21 3.00

zones
sy 5o LDSE 5 b A 5

Generation of solid waste and sewage in the 3.23 27.334 0.000 3.34 3.11

village
Ly Sllair o 5
Degradation of rural landscape and visual
scenery

Loy 53 i) sl -
Groundwater table level in the village

3.32 27.432 0.000 3.45 3.23

3.54 27.665 0.000 3.63 341

3.67 27.775 0.000 3.74 3.54
Economic activity and employment in the
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village
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Escalation of land prices in the village
by 53 15 o 5 S5 ol

Rural production and resource exploitation
system

BL) J\.‘).Jsk- LSJL,G.:.;‘ &:JL.«M}A 9 W 6[}55@‘)6

3.70 27.843 0.000 3.85 3.61

3.56 27.664 0.000 6.67 3.44

L) 3.60 27.765 0.000 3.71 3.54
Establishment of new industrial workshops
economic enterprises and
Ly 53 (e p s T 5 0L
Local dialect, customs, and traditions in the
village
LL.J_)) 6\.&@«»_} uj«La.’I}l JALG

3.52 27.665 0.000 3.67 3.43

3.33 27.432 0.000 3.48 3.21
Social interaction and rural traditions

sy slag 08 &¥sle w55

Equitable spatial distribution of village land
uses

3.00 27.113 0.000 3.14 2.87

e ..
202 s JRades 313 27243 0.000 3.22 3.03
Public transit and transportation in the village

ey Ll slael,

Rural access and feeder roads
sy 05 glael,
Inter-village and regional connecting roads
Lwgy s ibme bLil caasls sl 5

Virtual communication network traffic
bandwidth load Digital

l:.wj))bc... }QUGL;)'J%

3.15 27.231 0.000 3.25 3.00

3.23 27.334 0.000 3.34 3.11

3.00 27.113 0.000 3.14 2.87

Improvement of communication and ICT 3.17 27.232 0.000 3.25 3.07
infrastructure in the village
dafin o w10 5 ($550L0S Glagees s
DL LAQK?JH 9 L“U‘)j:“‘) céﬁi)ﬁ ff L;UMKIAU‘
. 3.77 27.876 0.000 3.89 3.76
Lss

Conversion of agricultural lands and pastures
ecolodges, restaurants, and resorts ,into hotels

Qb].,\fml.aj.» ja.w}; r)} 6&@&){.&7\;)4&”}3

Ly 03 S 3.65 27.776 0.000 3.76 3.54

villas by Expansion of second homes and
urban investors in the village

b 5l s S les) s Comar s
b sy 53 by 51 0 LS 650 2505 335 27.439 0.000 3.47 325

new population (reverse migration Influx of
and external labor workforce)

Ly, AL idy ials 343
Depletion of rural natural vegetation cover
Slaasl 5 ol Kas 5 gladl; 5l st Ss )

Gy Sloes o

27.544 0.000 3.54 3.32

3.50 27.665 0.000 3.65 3.43
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and unauthorized Pollution from tourist litter
wastewater disposal

LLW}JJAQIJK&;JSTJ;&Q;J‘;(JJ;&WX}J

Tourist-induced lifestyle and cultural shifts in 3.56 27.658 0.000 3.67 342
the village
3.50 27.643 0.000 3.67 3.44

Erosion of local identity and commodification
indigenous culture of

Source: Research findings, 2025 V¢« g glaasl oy
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Table 3. Causal factors affecting physical-spatial changes in rural settlements with emphasis on land use

(wlib) s

Categories

r.;.al.é.a

Concepts

Interviewees

L;Jf,iajf slacsle 5 4 g
Development of Tourism
Infrastructure

Sl alis 5 a8 5 e e mes Slaesl sl
QSLN 6LAJIA_5 6J)§rf 6\.&5&,4[.9‘ WJ:

L&Lle‘) r.:ﬁ)) u.i\j”.,\.v;‘f)uub}:ﬁ») )L}u“\

X11, X13, X17, X19

OSme  ope LIL LSS
Land and Housing Market
Pressure

Ghla 00 gl lages Cad Sl
L pss slasils 5005 ctle (gl eyl gLols
L3 S sl G S ok 5 s &S 5

X22, X24, X26, X29

Srotal g Jﬂ): sl
Sladaie

Government Policies and
Regional Planning

S bl sk ¢ Kdn 8 el slag b ol
I
Ol 8,8 i 53 Ok Sz sleelsn L3 sl wbs
5458
G Ss S e OISl (sl SUL sacsles
A8 S laessp sln (SL S w1

X1, X2, X4, X7

slasl 5 Clams (oS s

e GiosliS W slacsa Ll
LT P TS GRS X13, X17, X18,X20
Shifts in Livelihood
Patterns and Local s 8 Jb clds
Economy

Lol ol 58l 5 o855 s
w«_«]a 9 ujl;- L;LAUKA LS‘J'Z

Boom in Remote Work and
Rising Demand for
Secluded Natural Areas

o b 4 bl GalS 5 b ed Sl sl S

X3, X5, X4, X6, X7

Source: Research findings, 2025 (\¢+¢ (gams glaasl e
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Table 4. Average expert views from the first and second stage survey on causal factors
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Causal Factor Crisp Value Crisp Value Difference
(Phase 1) (Phase 2) (A)

6J§~:’J§ slacsle 5 4 g
Development of Tourism Infrastructure
S 5 e L L
7 0.559 0.569 0.01
Land and Housing Market Pressure

0.577 0.589 0.012

0.56 0.567 0.007
Government Policies and Regional Planning
de slail 5 Clixe SN s
el e SN 0.567 0.57 0.004
Shifts in Livelihood Patterns and Local Economy
Coanb 5 2l O gl Lol Ll 5 ()85 s
0.55 0.56 0.01

Boom in Remote Work and Rising Demand for
Secluded Natural Areas

Source: Research findings, 2025 18+ ¢ (3 slaasly ae
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Table 5. Background factors affecting physical-spatial changes in rural settlements with emphasis on land use

(olib) o 4ie bl BB pbamluae
Categories Concepts Interviewees
sl 5 b sl S5
Natural and Geographical o sk o il g 55 X1, X2, X3, X4,
Features Elevation diversity along the corridor X6, X9, X14
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Presence of mineral springs and abundant water resources
a8 Jtinn glgn 5 T 5 (51555
Favorable temperate mountain climate
e 3 SNl Lad e
Strategic Location and (o fns ol ¥ 5l 2aS) 5led 0S5 VS dols X11, X15, X19,
Accessibility Proximity to Shiraz metropolis (less than 2 hours drive) XC21
Ssmes sla0lbd Bl s 53 (5513
Location along transit corridors connecting neighboring
provinces
Oty 5 93] edbbliz Ghbe 4 (Koo
Proximity to Arjan and Parishan protected areas
el 5 Son sl o e el il 2 X22, X23, X24
Socio-Cultural Capital Unique local rituals ceremonies, and customs X,29, X’30 ’
Slescsle xw JAls 5 s (solene
Vernacular architecture and traditional construction
knowledge
Sl 50legs Sia 3 5 (Lol 5 SLJO) oz s o
Indigenous handicrafts (carpet and kilim weaving) and
hospitable culture

S S 5 e Bl 2 € s e X13, X19, X20,
Demographic Conditions and OB SR 2 DT OB S 37 X21, X22, X25,
Human Capital Availability of young and active job-seeking workforce X26, X28
L;x.:.bc:l..ﬁ CA.LJ.LJA)J Wl s u;u\b
Indigenous knowledge in natural resource management
e anel Sillanil 5 (g b o0l bl
High trainability and adaptability of the local community
Active presence of local elites across various fields
3Ll gla fonily S g55LES anw s O

Economic Potentials Potential for organic agriculture development X28, X29, X30

Feasibility of expanding indigenous handicrafts and

cottage industries

Codlw (5 K23 5 a5 O
Potential for health and wellness tourism development
Sl rle (6,805 5 anw g Joily
Opportunities for adventure tourism development
LY s 555 e 5 2l
Viability of sustainable ecotourism development

Source: Research findings, 2025 «\§+¢ (5im glaasl T
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Table 6. Average expert views from the first and second phase surveys on contextual factors
Jol o o o S MG g5 o o e S 5100

Crisp Value Crisp Value
Contextual Factor (Phase 1) (Phase 2) Difference (A)
sl 5 b sl S
Natural and Geographical Features 0.56 0.566 0.006
3 3 Sl Ll e
Strategic Location and Accessibility 0.559 0.57 0.011
Sl 5 (S b glasle
Socio-Cultural Capital 0.552 0.562 0.01
Sl S0 5 e Ll 2
Demographic Conditions and Human
Capital 0.6 0.608 0.008
ssbasl sl iy
Economic Potentials 0.589 0.593 0.004

Source: Research findings, 2025 18+ (oo glaasl xie
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Table 7. Effective intervening factors in physical-spatial developments of rural settlements
with emphasis on land use

(olib) 4 s 2l OB L pba-liae
Categories Concepts Interviewees
S S b sladelys 4 s P
25 e g3l al Heavy reliance on seasonal tourism income
Economic- Lack of economic diversification / slasl ¢ 55 Ol
Livelihood e wale S5l ol S (slags Sl X12,X17,X19, X21
Large-scale investments outside local community control
oo 5 8 K8 Sleas Jolie & Ul L) ba o e 5L
S i slaz]
7T ’ (&)\Ml)}é})‘)w 4.»!;\4;43}&9 X113X153X19a
Socio-Cultural X22, X26, X30

Intergenerational conflict (youth preference for tourism
services over farming and animal husbandry)
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(Olage 5 0L amalr o SIS
Decline in social cohesion (influx of external labor and host-
guest divide)
SIS 5 G yae 2S5 Sty sYS & (il ) Grae o SIS
(e

Changing consumption patterns (preference for imported
goods over local products)
Copde (o S S5 (el B) o I 5 e ail> sl
Sk 5 T mb
Loss of collective memory and indigenous knowledge
(forgetting traditional soil and water management)

(5,553 8 Sl anwe 5 51

Vegetation degradation and pressure on natural resources
Environmental- (construction in rangelands for tourism facilities) X13, X19, X20,

Physical u)’\.,él.éj -'UL“-M% u:‘i‘)-é‘ XZZ, X30

/M8 5 s ilae

Escalation of solid waste and sewage

Sl Saslasiatle 5 (655l Bl 68 et 5 sl ple

Lack of oversight on agricultural land-use conversion and
unauthorized construction

Institutional redundancy and conflicting overlapping duties

Heritage, Agriculture Jihad, and among Cultural
Environment bodies

RIS RR TR

Inadequate expansion of water supply, sewage disposal, and
waste management infrastructure alongside tourism growth

! st sslg 05 o amalr 5l el r.,\.c) SSolie (654l Ol
Institutional- (255 anv s a0 by o Slags S enencs X1, X4, X5, X7, X9,
Managerial T C X10
5 Lack of participatory planning (exclusion of local community
from tourism decision-making)
S i gl g (L e e
Insufficient access to high-speed broadband internet
Technological- Deficiencies in the public transportation system X11, X14, X19,
Infrastructural ol 5L gl ataes Ol LS X20, X29

Absence of waste recycling facilities and systems
Source: Research findings, 2025 18+ (koo glaadl xm
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Table 8. Average expert views from the first and second stage survey on intervening factors

Sl bl Jl o o s S Ik £33 A o s S le NS SR P Y E
Intervening Factor Crisp Value (Phase 1)  Crisp Value (Phase 2) Difference (A)
snre— (53l
Economic-Livelihood 0.55 0.56 0.01
o i e
Socio-Cultural 0.556 0.57 0.014
SUE 5 sl
Environmental-Physical 0.567 0.571 0.004
Sl ole
Institutional-Managerial 0.56 0.571 0.011
L;:;L.N R alysts
Technological-Infrastructural 0.556 0.572 0.016

Source: Research findings, 2025 18+ (oo glaasl xie
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