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Comparing Ebenezer Howard's Garden city model with the garden cities of
developing countries like Iran is more of a fallacy, the feedback of which is the
change in the use of agricultural land and the growth of its price, especially in the
era of special demand. The special period of demand is the period in which the need
to provide private-family leisure space is felt more due to an internal or external
factor. One of these periods was the two-year peak period of the Corona virus, which
increased the need and demand for private spaces in the vicinity of cities due to the
limitations of many urban spaces and the necessity of observing social distances.
One of these sources of providing private space for agricultural land was a garden
on the outskirts of the city, the tendency to buy which increased during the Corona
era. This research, in a descriptive-explanatory manner with a fundamental nature,
investigated the limitations of the city's public spaces in the days of Corona and the
tendency to buy garden lands around the city of Zanjan and examined the price
trends and changes in the use of garden lands in the western suburbs of Zanjan
during the Corona period. The data was collected through the library documentary
and field methods. The analysis of data was done with the help of aerial photos and
Spss software, using stepwise multivariate regression and Pearson statistical
models. The results of the research show that the restriction of public spaces caused
by Corona in Zanjan city has led to the tendency to buy gardens around Zanjan and
the growth of land prices. The need for long-term accommodation in the garden
space has led to the change of use in the garden land and the construction of
unauthorized buildings. The results of the statistical regression model explain the
variance of related variables with a regression coefficient of 69% and show a positive

Keywords: correlation with an appropriate level of significance. There is a strong two-way
Corona, space significant relationship between land price variables and geographic distance,
limitation, Baghshabhr, services, and garden facilities at the 95% confidence level with a Pearson coefficient
land price, Zanjan higher than 70.0000 and a significance of Sig=0.0000 in the Pearson statistics.
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Extended Abstract

1.1. Introduction

The idea of a garden city in developing
countries is completely contradictory to
the concept of Ebenezer Howard's garden
theory and has developed land use change
around the city under the pretext of
building garden complexes. In Iran, this
concept was more about the separation of
agricultural or garden lands around the
cities, first by housing cooperatives and
then privately, and then they were given to
cooperative members or individuals in the
form of agricultural land converted into
new gardens. The outbreak of Corona
disease since the end of 2018, the closure
of many public spaces in the city, and the
residence of many families have led to the
emergence  of  social-psychological
tensions and moral density in residential
units. They also decreased the mobility
and activity of family members (especially
children), leading them to urban
environments. In the meantime, the
increase in the price of gardens and the
conversion of agricultural lands around
the city to garden cities on the one hand
and the emergence of land speculation
tendencies in these lands, on the other
hand, led to the emergence of new urban
problems and challenges such as the lack
of growth of garden cities with the aim of
economic, not social, profit. The closure of
the city's public and recreational spaces
due to the Corona disease makes the city
residents feel the need to have such a
leisure space more and more necessary
and the tendency to buy gardens and
agricultural land for recreation and
residence increases. Numerous studies
show that agricultural and garden lands
around the cities are gradually segregated
or handed over to city residents as private
or cooperative garden complexes.

1.2. Research Methodology
The current research was carried out
through a descriptive and explanatory
approach with a fundamental nature. The
studied statistical population includes
three garden complexes of Eram, Ishraq,
and Ishraq Sabz Zangan in the western
suburbs of Zanjan city (Zanjan-Tabriz axis)
with 700 garden city plots and a sample
size of 230 cases. Stepwise regression
analysis and Pearson correlation with
economic, social, physical, managerial,
and infrastructure variables were used for
data analysis with the help of SPSS
software.

1.3. Research Findings

During the corona era and with the
restriction and closure of the city's public
spaces, unauthorized constructions have
increased in the garden cities of the
western suburbs of Zanjan, more than 50%
of which have been done due to the long-
term settlement of the owners for avoiding
the pollution caused by the corona
atmosphere of the city. The interpretation
of the aerial maps shows the increase in
the number of constructions and the
change of use of the gardens in the
western suburbs of Zanjan during the
years of the Corona epidemic. According
to field statistical data, there is a strong
correlation between the geographical
distance from the central city and the
price with a significance level of p=0.000.
Increasing or decreasing the level of
access to related services and facilities has
led to an increase or decrease in the price
of garden cities. The regression
correlation level obtained with the 69%
coverage level of the variance changes
shows the correlation of building
construction variables for long-term
residence in the Corona era as the most
important motivation for the change of
use. The size of the large ratio of the F
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value and corresponding to the very
appropriate  significance level (Sig)
explains the optimal regression model for
the variable of unauthorized land use
change. Most of the garden owners in the
western suburbs of Zanjan city live in
private  apartments or  apartment
complexes in the middle and uptown areas
of the city according to the geographical
distance. The gardens in the western
suburbs of Zanjan city are mainly managed
by an elected board of trustees and receive
a monthly or annual charge. The owners of
these gardens are mostly employees and
have an average income of 9 million
Tomans per month. The purpose of the
garden owners in the western suburbs of
Zanjan is to spend their free time and have
fun and pay more attention to its private
and family tourism aspect than agriculture
and earning money.

1.4. Conclusion

The obtained results indicate that the
limitation of the public spaces of the city
and the lack of introduction of an
alternative model have an effect on the
tendency to buy a garden more, the
increase of the garden’s price in
proportion to the geographical distance,
and the extensive change of use
(construction) in the city garden
complexes. In general, during the Corona
period and due to the restrictions on the

use of public spaces in the city and the
closure of many spaces, the garden cities
of the western suburbs of Zanjan were
associated with the continuous presence
of families, mainly with the aim of staying
away from the city and viral contamination
caused by urban gatherings, and this
caused the price of these gardens to
increase. The continuation of this method
of land wuse will lead to serious
environmental risks and double the
pressure on natural resources. It is
necessary for urban management to cause
minimal damage to resources and
organize the sustainable preservation of
the environment in a cooperative
management manner with proper
guidance and a construction plan.
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Square Square the Estimate Change | Change dfl = df2 Change
1 .816a .665 .664 .248346 .665 393479 1 198 .000
2 .833b .693 .690 .238250 .028 18.136 1 1197 .000
a]a.w 9 UT \j)).) o)l.\J| 9 AMTWJCU )|.\.Q.o olds G sl g b (_;)L)ngo UQAJT LQ)Jo )l
uogi 1) ()8 jusd) duwly uio (g5 L ol esslciwsas 635l (il )lg lawgio @
(5 Jgaz) xS (o0 d>gil .l o/eee Iblse alaw L YYY/AY
(19N L acgomo Jisuo l)Sloc Gapbo jI duly justio (JgawyS) Jdo s & Joaz
ANOVAa
Model Sum of Squares = df = Mean Square F Sig.
Regression 24.268 1 24.268 393.479 | .000b
1 Residual 12.212 198 .062
Total 36.480 199
Regression 25.298 2 12.649 222.835 | .000c
2 | Residual 11182 197 .057
Total 36.480 199
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Unstandardized Standardized
Coefficients Coefficients
Model t
B Std. Beta
Error
(Constant) = 3.516 .042 83.770
T calw ede
.338 .017 .816 19.836
W
(Constant) = 3.296 .065 50.341
2 dlw cude
W .366 .018 883 20.771
JEETREY 167 .039 181 4.259

Sig.

.000
.000
.000

.000

.000

95.0%

Confidence Correlations Colligeqrity
Interval for B Statistics

Iég:::g ggfﬁé (Z)(:;z; Partial | Part | Tolerance VIF
3.433 3.599

372 .305 .816 .816 .816 1.000 1.000
3.167 3426

401 .332 .816 .829 .819 .860 1162

.090 .245 -.149 .290 168 .860 1.162

w8 usia. Dependent Variable:
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