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The rapid growth of cities around the world occurred at a time when cities were
unable to provide services to their rapidly growing urban population, leading to
the dispersal of land on the edge of cities, the proliferation of illegal and marginal
settlements. Considering the physical development of the city is a basic necessity
in urban development programs. In Iran, the rapid physical expansion of cities in
the form of unplanned and unbalanced growth for various reasons, including
involuntary migration, is one of the main problems of cities, as a result of which
the phenomenon of urban sprawl occurs. The purpose of this study is to identify
and analyze the factors affecting the physical-spatial development of Sari. The
present applied research is analytical-descriptive. Theoretical data have been
prepared through documentary method and experimental data have been
prepared through survey method. In preparing the development drivers, the
Delphi method has been used. According to the above criteria, 20 experts and
specialists of academic and research centers have been selected to participate in
the research. In data processing, structural interaction analysis method has been
used in MIC MAC Software. Based on the obtained results, the most important
factors affecting the growth of Sari spatial form include factors such as inefficient
urban management, high quality agricultural land, land price, weakness and non-
observance of communication network hierarchy, land and housing transfer
policy, as well as being the center of the province and equipped it with superior
regional services.
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Extended Abstract

1. Introduction

Urban growth is a dynamic and continuous
process during which the physical area of
the city and its spatial spaces are
developed in vertical and horizontal
dimensions in terms of quantity and
quality (Ali Akbari, 2018: 57). After the
Industrial Revolution and socio-economic
transformation and various migrations to
urban areas, some kind of wurban
development pattern has emerged,
especially in recent decades. This type of
urban development pattern of cities
caused the emergence of many problems
for cities and the environment (Piorr et al.,
2019). Meanwhile, the city of Sari, as the
capital of Mazandaran Province, has
experienced extensive development in
recent decades, so that the physical
development of the city has increased
sixteen times during half a century
(Bakhshi et al., 2013:130). Considering the
above-mentioned issues, the present
study seeks to identify and analyze factors
affecting the physical-spatial development
of the city of Sari.

2. Research Methodology

The present paper is a descriptive-
analytical paper. Theoretical data has been
prepared through documentary method
and experimental data has been prepared
through survey method. In the preparation
of development drivers, the Delphi
method has been used. The selection of
Delphi team was done using purposeful
sampling method. Criteria for selecting
experts include theoretical mastery,
practical experience, willingness and
ability to participate in research and
access to them. In determining the
number of experts, ensuring the
comprehensiveness of views has been the
criterion. 14-20 experts participated in the

Delphi method, and according to the
above criteria, 20 experts and specialists
of academic and research centers have
been selected to participate in the
research. Among the participants (8
women and 12 men), 6 had a master's
degree (4 in geography and urban planning
and 2 in urban development), 6 had a ph. D
(3 in geography and urban planning and 3
in urban development) and 3 were
professors of geography and Urban
planning, 3 were professors of urban
development and 2 were professors of
environment.

In data processing, the cross-efficiency
analysis method has been used in MIC
MAC Software. Using the Delphi method,
28 variables have been selected as the
primary variables. In this method, in the
first round, experts in the field under
study were asked to provide their opinions
on the subject. In this regard, in the
present study, to identify the initial
variables affecting the formation and
growth of the spatial form of Sari City, first
the specialists and experts in the study
area were selected and then, their views
on the spatial form of the city of Sari was
questioned. After monitoring 36 variables,
finally 28 variables were selected as
variables affecting the spatial form and
analyzed using Mick Mac Software.

3. Research Findings

Research findings showed that factors
affecting the growth of Sari spatial form
included inefficient urban management,
high quality agricultural land, land prices,
weakness and non-observance  of
communication network hierarchy, land
and housing transfer policy, as well as
being the center of the province and
equipped it with superior regional
services, , joining of adjacent villages to the
city, the existence of Tajan River and
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favorable climatic conditions,
inconsistencies between organizations
and institutions associated with urban
development  and  polluting  the
environment and lack of green space.
Therefore, by considering these key
factors, it is possible to achieve planned
and smart development in the city of Sari.
The following diagram also shows the
weight of factors affecting the physical-
spatial growth of Sari directly and
indirectly.

4. Conclusion

The results showed that the growth of the
spatial form of the city under the influence
of managerial and political factors could
lead to wurban sprawl. In fact, the
inefficiency of urban management, the
existence of marginal lands, land prices,
weakness and non-observance of the
communication network hierarchy, land
and housing transfer policy can act as the
most important factors influencing the
emergence and physical development of
urban spatial and urban sprawl. At the end
of research, the following suggestions
have been proposed to reduce urban
sprawl of the area and orient the city
growth towards a smart growth:

Increasing  population  attraction
capacity of the city of Sari through
increasing construction in areas and zones
with capacity.

- Establishing the necessary and
appropriate services for the suburbs to
increase their attractiveness and also
reduce urban travels.

- Using the existing capacities within
the areas and context of the city. Since the
urban context of Sari is associated with

empty and unused spaces, they can be
developed.

The use of mass construction policies:
One of the best methods of controlling
urban sprawl is vertical development and
tower construction. However, this policy
should be done according to the social,
economic, environmental and cultural
factors of each region of the city.
Moreover, the use of this method should
be done with the reduction of
infrastructure and separate parts.

Proportional and balanced distribution
of population and density: how to
distribute population and density in the
city is the issue that has been ignored in
guiding and planning the development of
the city of Sari, so that some areas of this
region have a density of more than 140
people per hectare and at the same time
there are areas with a density of less than
30 people per hectare in the region.
Therefore, it is necessary to consider the
proportional  distribution  of  the
population.
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