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Abstract: 

Despite the long history of rural settlements in Iran, ownership in different eras has left a 

great impact on rural communities. In rural areas it is hoped that the plan of issuing title 

deeds for rural real property could help decrease the unorganized physical conditions. The 

study area has a long history in being chosen for residence in Iran plateau. The plan of issuing 

title deeds for rural real property began in 2000’s and ever-since this area has taken the 

consequences of the plan. This study aims to investigate the social, economic, and physical 

impacts of implementing this plan in Eghlid County. The methodology used in some parts of 

this study was empirical, in other parts it was a descriptive-analytic one. The statistical 

population of this study included 3,270 households in 10 rural, and based on Cochrane 

formula 247 questionnaires were prepared out according to systematic random sampling 

method. Study results showed that there is a significant correlation between the plan of 

issuing title deeds for rural real property and changes in social, economic and physical 

dimensions of villages in the study area. The impact effect of the variable of issuing title 

deeds for rural real property on changes in villagers’ life  was approximately 0.325. Rise in 

investment in rural areas with a co-efficient of 34.5 % had the greatest role in paving the way 

for changes in villagers’ life.  This plan had 0.32 direct effects on the economic dimension, 

and 0.50 direct effects on physical dimensions of rural life. Considering the study results, the 

following guidelines were proposed: exemption of certain social classes from paying the 

charges of implementing this plan, establishing a comprehensive database of rural property 

and its management by Dehyars
1
, etc. 
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 1. INTRODUCTION 

1.1. Statement of problem- After the Land Reform which lead to prevalent yeomanry and 

also after the Islamic Revolution, the rural areas could not be administered traditionally; 

furthermore, the villagers’ rights could not be preserved by traditional standards and rules. 

Issuing title deeds for rural real property was a measure which was assumed to provide rural 

communities with the advantages of stabilized ownership to achieve balanced development. 

As in this plan resources are equitably and reasonably divided between villagers, they can 

enjoy their legal, social and economic rights the same way as other citizens in urban areas. In 

Iran, making use of general interests and administrative organizations, authorities have failed 

to fully provide rural areas with legal services. To issue rural title deeds for rural real 

property is probably the most important step in this regard which could legally stabilize the 

villagers’ ownership (Torshiziyan & Athari, 2009). 

Although in Iran, giving importance to ownership and issuing title deeds has official 

records of 75 years. In this area, similar to other areas, our rural society lags behind urban 

ones; in a way that, in recent years issuing joint title deeds for rural real property kept lots of 

real property from having official title deeds. Considering the gap between rural and urban 

life, this led to reduction of villagers’ love for their hometowns and accordingly they had less 

access to public facilities and etc. (Husseini-hasel & Aziz-pour, 2008). 

Therefore, issuance of legal title deeds and accordingly stabilization of ownership can 

reduce the gap between rural and urban life. The plan of issuing title deeds for rural real 

property was first approved in 1995 in codification of the second development plan to 

stabilize the ownership of villagers so that they can get bank loans (Abedi, 2006). So the 

administration of the Islamic Republic of Iran, from the beginning of the second socio-

economic and cultural development plan has put the issuing title deeds for rural real property 

on its agenda through the Housing Foundation of the Islamic Revolution and the department 

of registration of documents and lands. This plan was aimed to provide rural households with 

more security; it was based on the rules and plans of rural conduct plans which now continue 

as provisions of the rules and regulations of “support for housing supply and production”. 

Eghlid County in Fars province is one of the areas in which the plan of issuing rural title 

deeds for real property began in 2001 in an organized way. Therefore, the main question that 

this study tries to answer is that “the issuance of title deeds for rural real property to what 

extent brings about changes in the social, economic and physical dimensions of rural life?” 

 

1.2. Background of Research- There are a few overseas studies in the field of rural property 

ownership, but generally some preliminary studies related to rural land ownership were 

found: In England, to change the structure of land ownership factors, such as increased 

tensions over the use of the land,  the pressure of future overpopulation and the impact of 

climate change may accelerate extreme measures such as increased state intervention for 

control and management of scarce land resources (Munton , 2009). Concerning the land 

ownership in England, two variables of dependency to land and the head of households’ level 

of education, were the most powerful options to predict the preferences of families in 

common ownership of resources, while the number of family members, raising livestock by 

families, the area of cultivated lands, and the partial loss of possessed real property were 

among the major options of households for resettlement (Bogale et al, 2006). Studies in 

Indiana, the USA show that the most important method for dividing landed property is the 

one in which the main parcel is divided into two equal-sized parcels under the influence of 

social processes of households (Donelly et al, 2008). 
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Since the issuance of the title deeds for rural real property is a new phenomenon and does 

not have such a long history, just a few studies are carried by Iranian researchers that some of 

them are as follows: Abedi (2006)  in his thesis on assessing the impacts of issuing title deeds 

for rural real property on residential districts of rural areas in Babol-kenar district, Babol 

County has tried to examine the social, economic and physical impacts of the project and 

concluded that the plan was successful in promoting some criteria of rural development such 

as legal security, investment rate, social cohesion, sustainability of local population and 

harmonious physical development  of rural areas of the country. Husseini-hasel and Aziz-

pour (2008) in an article under the title of “issuance of title deeds for rural real property, 

necessities and effects” explores the historical records of issuing title deeds in Iran, the 

performance of issuing title-deeds in the fourth development plan and explain the challenges 

facing the policy of issuing title deeds for rural real property. He believed such challenges are 

the socio-economic features of rural communities of Iran, and new policies and trans-

sectional nature are its components. Karbalaee (2008) in a research project evaluating the 

effects of issuing title deeds for rural real property and rural development in Lorestan 

province investigated this plan to see if they grant security to the rural development plans 

which were followed  in the fourth development plan. His study examines the administrative 

process, the benefits and disadvantages of this plan in Lorestan province, in which delimiting 

the boundaries of lands explained the greatest amount of changes. 

Abedi (2009) in his paper under the title of “ the role of rural management in issuing rural 

title deeds” concluded that the role of the plan of issuing title deeds should be determined in 

rural development,  and the role of the Islamic Council and Dehyar Office in implementing 

the plan should be highlighted. Torshiziyan & Athari (2009) in their book under the title of 

“evaluating the effects of issuing rural title deeds” investigated the factors effective in 

implementation of the plan, and the factors affected by the plan. The ownership status, 

overpopulation, the activity of local institutions and public participation are among the main 

effective factors in the plan’s success. Furthermore, a high reputation, strengthening the sense 

of belonging to a place, reinforcing the original cause of civil rights and economic prosperity 

are among the factors affected by implementing the plan of issuing title deeds. Iran-khah 

(2011)  in a research project evaluating the effects of issuing title deeds for rural real property 

in rural development of Ahar-qoldasteh and Vardij rural areas rejected the impact of the plan 

in socio-economic and cultural development, immigration reduction, renovation of  rural 

housing, and reducing environmental pollution in the villages of the study area. 

2. THEORETICAL FRAMWORK  

Land ownership specifies the legal form of relationship between man and land. Although 

the legal form of relations is the result of this relationship, it could affect the development 

and relations between humans and other production factors. These legal forms can delay 

development, or on the contrary play a positive role and lead to the development (Lohsaee-

zadeh, 1990:34). Ownership has three parties:  an individual called proprietor (landowner), an 

object (real property), and the bond between the land and landowner which is meant to attach 

something to an individual and the proprietorship of a proprietor or ownership of a possession 

depends on it. (Mortazavi, 1965:62) 

The reoccurrence of natural disasters in Iran (floods, earthquakes, etc.) and great damage 

to the fragile houses (for instance in Rudbar or Boroujerd earthquakes, etc.) have increased 

the motives to improve the physical structure of rural areas. Accordingly, the Administration 

committed the Housing Foundation to take some measures to give low-interest, short term 

and long term loans for construction of houses meeting technical standards to reduce the 

damage caused by natural disasters. Based on banking procedure, applicants must provide a 

collateral guarantee so that the loan repayment is secured.  As authorities did not obey some 
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notary formalities over the years, besides the repayment of loans guaranteed by the 

government and the Plan and Budget Organization, and as the implementation of this policy 

for applicants who were supposed to guarantee the repayment of loans in several ways, was 

quite difficult, and since the majority of the loans were not repaid on the due date the 

government run into a few problems. Therefore, the authorities were determined to tackle this 

issue, and recognize the villagers’ ownership of their real property and make those title deeds 

a suitable replacement for the necessary guarantees. This way, documentation of rural 

households’ ownership in line with rural development received attention in provision 71 of 

the second economic, social and political Development Plan of the Islamic Republic of Iran; 

and the Housing Foundation was appointed to execute the plan of issuing title deeds for rural 

real property, so that it might fill the gap created after the Land Reform. Table 1.0 shows the 

change of measures in issuing title-deeds for rural real property: 
 

 

 

Table 1.0: Comparison of the legal procedures in the plan of issuing title deeds for 

residential buildings in rural areas, from the second development plan up to now 

Ro

w 

provision  no.71  

of the second 

development 

plan 

Article no.140,  the 

third development 

plan 

Article no. 133, the 

fourth development 

plan 

Curative law 

concerning  organizing 

housing system 

1 

Mandatory observ

ance of notary 

formalities; 

Observance of 

notary formalities 

depends on the vote 

of the Board. 

Observance of notary 

formalities depends on 

the vote of the Board, 

while the notary 

formalities have been 

reduced. 

Observance of notary 

formalities depends on 

the vote of the Board, 

while the notary 

formalities have been 

reduced. 

2 

Not to accept the 

ordinary deeds of 

land owners. 

To hold a Board 

meeting and study 

the official 

documents, if the 

Board voted yes, 

title deeds would be 

issued. 

To hold a Board 

meeting and study all 

the official documents, 

if the Board voted yes, 

title deeds would be 

issued. 

To hold a Board meeting 

and study the official 

documents, if the Board 

voted yes, title deeds 

would be issued. 

3 

Not to issue title 

deeds for rural 

areas and parcels 

which are not 

delimited  

To issue title deeds 

for rural areas and 

parcels which are 

not delimited 

To issue title deeds for 

rural areas and parcels 

which are not delimited 

Title deeds for rural 

areas and parcels which 

are not delimited  would 

be issued after 

consideration of their 

documents in the Board 

4 

Title deeds would 

only be issued for 

residential 

buildings. 

Title deeds would 

be issued for all 

types of lands in the 

rural areas, 

including, 

residential, 

commercial, 

educational, service

, etc. 

Title deeds would be 

issued for all types of 

lands in the rural areas, 

including, residential, 

commercial, 

educational, service, 

etc. 

Title deeds would be 

issued for all types of 

lands in the rural areas, 

including, residential, 

commercial, 

educational, service, etc. 

provided that they are 

consistent with rural 

conduct plans. 
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5 

Not to issue title 

deeds for 

buildings whose 

land is not located 

within the 

residential part of 

a village 

To issue title deeds 

for all lands and 

buildings (whether 

deserted or not) 

which are located in  

residential part of a 

village  

To issue title deeds for 

all lands and buildings 

(whether deserted or 

not) which are located 

in residential parts of a 

village which have a 

fence or wall of at least 

80 cm in height.  

The real property should 

be within the approved 

area of a village and 

consistent with 

comprehensive or 

conduct plans. They 

should have a defined 

application, and a 

surrounding wall which 

is at least two meters in 

height. 

6 

The lack of 

cooperation 

between Housing 

Foundation and 

Registration of 

Documents and 

Lands 

Practical 

cooperation 

between the 

organizations of  

Housing  

Foundations and 

Registration of 

Documents and 

Lands; 

establishment of a 

Central Supervisory 

Board  

Promotion of 

cooperation between 

the organizations of  

Housing  Foundations 

and the Registration of 

Documents and Lands; 

establishment of a 

Central Supervisory 

Board 

Promotion of 

cooperation between the 

organizations of  

Housing  Foundations 

and the Registration of 

Documents and Lands; 

establishment of  a 

Central Supervisory 

Board 

7 

Not to allocate 

any fee for 

Registration of 

Documents and 

Lands and 

experts that 

cooperate in 

implementing the 

plan 

to allocate some 

fees for 

Registration of 

Documents and 

Lands and experts 

that cooperate in 

implementing the 

plan 

to exactly determine the 

fees payable to 

Registration of 

Documents and Lands 

and experts that 

cooperate in 

implementing the plan 

to exactly determine the 

fees payable to 

Registration of 

Documents and Lands 

and experts that 

cooperate in 

implementing the plan,  

a wage reduction for 

experts compared to 

previous times.  

8 

 The 

responsibilities of 

Housing 

Foundation and 

Registration of 

Documents and 

Lands in the plan 

implementation 

were not specified  

The responsibilities 

of Housing 

Foundation and 

Registration of 

Documents and 

Lands in the plan 

implementation are 

specified 

The responsibilities of 

Housing Foundation 

and Registration of 

Documents and Lands 

in the plan 

implementation are 

completely specified 

The responsibilities of 

Housing Foundation and 

Registration of 

Documents and Lands in 

the plan implementation 

are completely specified 

9 

The plan was 

limited to rural 

areas which are 

above 400 househ

olds 

 Expanding the plan 

from 400 household 

villages to 200 

household villages 

Expanding the plan 

from 200 household 

villages to villages 

which have Islamic 

Councils, district 

centers, and center of 

Dehestan 

the plan is implemented 

in villages which are 

above 20 households or 

have rural conduct plans 
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10 

To pay the notary 

fees was 

mandatory 

exemption from 

paying the notary 

fees in the plan 

exemption from paying 

the notary fees, and 

other costs of surveying 

and delimiting the lands  

To pay all the notary 

fees and all other costs 

of surveying and 

delimiting the lands 

according to regulations 

11 

provision no. 71 

was not 

transparent and 

reasonable  

provision no. 71 

became transparent 

and legal 

ambiguities were 

removed in the 

second 

development plan 

provision no. 71 

became transparent  and 

legal ambiguities were 

removed in the second 

development plan and 

some points in article 

no.140 of the third 

development plan 

Transparent rules and 

regulations, 

careful attention to all 

aspects of the plan 

12 

The bylaws and 

provision no. 68 

of the budget 

law of year 1997 

are beyond the 

provision no.71 of 

the second 

development plan 

To 

make bylaws accor

ding to article 

no.140 of the third 

development plan 

To make bylaws 

according to article 

no.140 of the third 

development plan 

It was beyond the five-

year plans and has been 

codified systematically, 

and all the separate 

mapping  should have 

universal transverse 

Mercator (utm) 

13 

Joint real estate 

after Land Reform 

and parcels 

divided between 

several individuals 

were not 

partitioned  

To issue title deeds 

for all the joint real 

estates after Land 

Reform and parcels 

divided between 

several individuals  

To issue title deeds for 

all the joint real estates 

after Land Reform and 

parcels divided between 

several individuals 

To issue title deeds for 

all the joint real estates 

after Land Reform and 

parcels divided between 

several individuals 

14 

conversion of 

some  above 400- 

household villages 

into towns   

The plan continues 

in the villages 

which have been 

converted into 

towns 

The plan continues in 

the villages which have 

been converted into 

towns 

The plan continues in 

the villages which have 

been converted into 

towns so that all people 

get the title deeds of 

their real estates 

15 

Exemption of 

villagers from 

paying taxes for 

their title deeds 

they get, while 

villagers do not 

pay any tax for the 

title deeds they get 

Exemption of 

households covered 

by (charitable 

organizations of) 

Relief  Committee 

of Imam and State 

Welfare 

Organization from 

paying 

surveying costs, 

taxes and notary 

fees 

Exemption of 

households covered by 

(charitable institutions 

of) relief  Committee  

of Imam and State 

Welfare Organization  

from paying surveying 

costs, taxes and notary 

fees 

No exemption is 

provisioned in the law 

and  costs will increase 

annually in accordance 

with inflation  

16 

No decision was 

made about 

issuing title deeds 

Issuing title deeds 

for the real estate 

belonging to 

Issuing title deeds for 

the real estate 

belonging to 

Issuing title deeds for 

the real estate belonging 

to government, 
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for the real estate 

belonging to 

government, 

organizations, 

public institutions 

and endowments 

government, 

organizations, 

public institutions 

and endowments 

would go to the  

Board for 

consideration, if  

the Board voted 

yes, the title deed 

would be issued 

 

government, 

organizations, public 

institutions and 

endowments would go 

to the  Board for 

consideration, if  the 

Board voted yes, the 

title deed would be 

issued 

organizations, public 

institutions and 

endowments would go 

to the Board for 

consideration, if the 

Board voted yes, the 

title deed would be 

issued. For endowed 

real estate, title deeds 

would only be issued for 

the constructed parts. 

Reference: rules and regulation of the second to fifth national development plant, 2012. 

 

 

The most important consequences of issuing title deeds for rural real property in Iran could 

be examined in the following dimensions: 

 

A-  Economic impacts: in this dimension indexes like the following ones are examined: 

attracting the investments and bank loans, changes in economic value of real property, 

and increased employment in rural areas (Iran-khah, 2011 and Abedi, 2009). 

 

B- Social and cultural impacts: in this dimension indexes like the following ones are 

examined:  promotion of social identity, increased welfare and social equality, 

strengthening civil rights of the villagers (Iran-khah, 2011; and Torshiziyan and 

Athari, 2010). 

 

C-  Physical impacts: in this dimension indexes like the following ones are examined: 

development and rural development, the level of compliance of physical development 

with rural conduct plans and improvement of rural housing (Iran-khah, 2011: 

Torshiziyan and Athari, 2010). 

 

Based on the findings of previous studies, the conceptual model of the study was designed 

(Figure 1.0). In this model, to examine the effects of issuing title deeds for rural real property 

on various dimensions of rural life, stepwise regression and Pearson correlation tests were 

used. 
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Figure 1: conceptual model of the study (Research findings, 2012) 

 
 

3. MATERIALS AND METHODS 

3.1. Location of the study area: Eghlid County, whose capital is Eghlid town, has an area of 

6825 square kilometers and is located in the longitude of 52 degrees, 55 minutes and latitude 

of 31 degrees 13 minutes. This county is neighboring Abadeh County in north, 

Marvdasht and Sepidan towns in south, Khorram Bid town in east and the provinces of 

Isfahan and Koh-kiluyeh Boyer Ahmad in west (Sabet-eghlidi, Vahid-farashah, 2007). 

Currently this county has a population of about 106 664 , and according to the latest 

administrative divisions of the country (in 2007) has three main District (Central, Sedeh, and 

Hassan Abad) and four urban spots, 8 Dehestan and 332  villages of which 79 villages are 

residential and the rest are deserted. The capital of the County is 275 km away from the 

capital of the province (Figure 2.0). 

 

 

 

 

 

 

- promotion of social 

identity 

- welfare and social 

equality 

- -strengthening of 

civil rights  

- attracting the 

investments and 

financial facilities, 

- economic value of land, 

- employment in rural 

areas 

- -rural 

development, 

-  compliance with 

Guidance plans 

- -improvement of 

rural housing 

Economic d. Physical d. Social  d. 

Development in rural 

settlements 

- Rise in investments 

- Getting more credit facilities 

- preventing local conflicts 

- More order in transactions 

- getting rural real properties into economic cycle  

Changes in villagers' life 

The plan of issuing title 

deeds for rural real 

properties 
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Figure 2.0 location of the study area (Governor of Fars, 2012) 

 

 

3.2. Research questions and hypotheses– Considering the history of residence in the study 

area, in this study we are trying to know that the plan of issuing title deeds in 2000’s how 

much has paved the way for changes in rural settlements, and to what extent can make way 

for changes in various dimensions of the villagers’ life? For this purpose, to answer the 

research questions, the following hypotheses have been made: 

1. It seems that issuing title deeds for rural real property has made way for social changes 

in the rural areas. 

2. It seems that issuing title deeds for rural real property has made way for economic 

changes in rural. 

3. It seems that issuing title deeds for rural real property has made way for physical 

changes in the rural areas of the study. 

 

3.3. Research Method- In terms of the aim of the study, this is an applied research and in 

terms of methodology this is a descriptive- analytical one. Some parts of the data were 

collected through field studies and questionnaires and the other parts like the theoretical-

conceptual framework, documentations and the census were collected through library 

research method. According to the findings of census conducted in 2007, this county includes 

71 rural areas with a population of 45345. The plan was carried out in 32 rural areas which 

had a population of 5368 households. Among the villages in which the plan of issuing title 

deeds had been conducted, 10 villages which got more than 150 title deeds were selected as 

sample villages of the study (Table 2.0). 
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Table 2.0: sample villages and sample size in each village 

Villages 
Number of 

households 
population 

Number of 

questionnaires 

Khenjesht 535 2368 40 

Asopas 481 2287 36 

Imamzadeh Ismael 476 1990 36 

Cheshme-Rana 436 2186 33 

Shahrmiyan 395 1832 30 

Kaftar 282 1377 21 

Bekan 267 1211 20 

Ardali 140 701 11 

Ali Abad 134 589 10 

Baz-bacheh 124 531 10 

Sum 3270 15072 247 

Reference: Statistical Center of Iran, 2006; and research findings, 2012. 

 

To estimate the sample size, we applied Cochran sampling method with a confidence 

level of 95% and the error probability of 5%. A total of 247 people were questioned.  In this 

study, simple random sampling method was applied. After data collection, and processing 

them in ArcGIS and SPSS,…we turned to data analysis and explanation of research question. 

 

3.4. Indexes and variables – to investigate the effects of issuing title deeds for rural real 

property, a main variable namely changes in the villagers’ life with three indexes of 

economic, social,  and physical dimensions were defined and the total variables were 

evaluated by 14 indexes and 36 indicators (items). All items were arranged based on Likert 

scale (Very Low, Low, Moderate, High, Very High), and their reliability were confirmed by 

Cronbach Alpha with a reliability of 63 % to 87% (Table 3.0). 

 

Table 3.0 variables of issuing title deeds and their effects on rural life and indexes used to 

measure them 

Variables Index 
Indicators 

(items) 

Reliability 

coefficient 

(Cronbach alpha) 

Issuing title deeds 

for rural real 

property 

Rise in investments 3 0.67 

Getting more bank loans 1 0.68 

Preventing local conflicts 2 0.87 

more order in transactions 4 0.63 

getting rural real property 

into economic cycle 
2 

0.65 

Changes in villagers’ 

life 

social dimension 11 0.70 

economic dimension 5 0.65 

Physical dimension 8 0.72 

Reference: research findings, 2012. 
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4. RESEARCH RESULTS 

4.1. The process of getting title deeds in the villages of the study area - Based on the results 

of surveys about the year villagers received their title deeds, only 0.6 % of the villagers have 

received their title deeds before the plan, and 65.5 % have received their title deeds in 2002-

2005 which were the early years of the plan in the villages of the study area. In the following 

years too, people got their title deeds after finishing their construction process (Figure 3.0). 

 

Figure 3: the process of getting title deeds in the study area 

 

 Reference: research findings, 2012. 

 

4.2. Analysis of the plan of issuing title deeds for rural real property in the region - To 

evaluate the plan of issuing title deeds for rural real property in the study area, the following 

indexes were used: rise in investments, getting more bank loans, preventing local conflicts, 

more order in transactions, getting rural real property into economic cycle. Given that in this 

study we have used Likert scale to evaluate the items, and the theoretical median was 2.5., the 

average of the variable of the plan of issuing title deeds in the sample rural community of the 

study area was 3.29 which is larger than theoretical median and is assessed as a good 

level. Among the indexes of the study, the highest value belonged to getting bank loans with 

an average of 4.34, and the lowest value belonged to getting rural real property into economic 

cycle (Table 4.0). Therefore, the results of evaluation showed that the first effect of the plan 

in the rural areas is to find a security to get bank loans. This advantage was a strong motive 

for villagers’ great participation in the plan, and that’s why the villagers’ participation was 

evaluated as very good. To compare the proportions with expected frequencies, Pearson's 

Chi-square test was used, and the research findings show that with a confidence level of 95%, 

there are sufficient reasons for rejecting the null hypothesis. In other words, there is a 

significant difference between the rural groups in their motives for responding the above 

mentioned questions (Table 4.0). 
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Table 4.0 the variables of the plan of issuing title deeds for rural real property in the study 

area 

Indexes Min Max Average SD 

Rise in investments 1 3.67 2.35 0.56 

Getting more bank loans 1 5 4.34 0.76 

Preventing local conflicts 1 5 3.68 0.96 

More order in transactions 1.5 5 4.09 0.54 

Getting rural real property into economic cycle 1 5 2.20 0.72 

Sum 2.09 4.25 3.29 0.43 

Reference: research findings, 2012. 

 

4.3. Issuing title deeds for rural real property and effects in the study areas – For 

assessment of the effects of the plan in rural areas of the study, we have used three indexes of 

change in social, economic, and physical dimensions, and to explain these variables we have 

used 9 indexes and 24 indicators (items). As in this study, we have used Likert scale to 

evaluate the items, and as the theoretical median was 2.5., the average of the three variables 

of changes caused by the plan of  issuing title deeds in the sample rural communities was 

between 2.63 (for economic variable index) and 3.89 (in physical changes). Therefore, based 

on the comments made by residents and owners, the plan of issuing title deeds for real 

property in the rural areas brought about the greatest change in the physical appearance of the 

rural settlements (Table 5.0). 

 

Table 5.0 the effects of issuing title deeds for rural real property  

Variables Index Min Max Average SD 

Social 

promotion of social identity 1.17 4 2.74 0.48 

welfare and social equality 1 5 3.06 0.49 

strengthening of civil rights 1 5 4.44 0.75 

Sum 1.8 4.2 3.15 0.38 

Economic 

attracting the investments and bank 

loans 

1 4 2.54 0.50 

economic value of real property 1.5 4 2.68 0.51 

Rural employment 1 4 2.72 0.57 

Sum 1.4 4 2.63 0.40 

Physical 

Rural development 2 4.75 3.56 0.46 

compliance with conduct plans 3.5 5 4.96 0.18 

improvement of rural housing 2.33 4.67 3.6 0.42 

Sum 3.11 4.56 3.89 0.25 

Reference: research findings, 2012. 

 

Among the 9 variables analyzed in this section, the highest value belonged to compliance 

with rural conduct plan with an average of 4.96, and the lowest value belonged to changes in 

the investments and bank loans with an average of 2.54. For comparison of the expected 

frequencies with the acquired proportions, Pearson's Chi-square test was used and the 
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research findings showed that with a confidence level of 95%, there are sufficient reasons for 

rejecting the null hypothesis. In other words, there is a significant difference between the 

rural communities in their motives to respond to questions about the plan of issuing title 

deeds. 

 

4.4. Spatial analysis of the relationship between issuing title deeds and its consequences in 

rural areas – In this part to investigate the relationship between the plan of issuing title deeds 

and its consequences in the rural areas of the study, we used Pearson homogeneity test. 

Considering the homogeneity test, where p-value is smaller than 0.05, the null hypothesis 

which is based on insignificant relationship between independent and dependent variables is 

rejected. In spatial analysis of the relationship between the plan of issuing title deeds and 

social changes, only in the villages of Aspas, Ardali, Imamzadeh Ismael, Cheshme-Rana a 

significant relationship was found. In other villages no significant relationship was found. 

In spatial analysis of the relationship between the plan of issuing title deeds and economic 

changes in most villages such as Aspas, Ardali, Cheshme-Rana, Khenjesht, Ali Abad no 

significant relationship was found and only in Imamzadeh Ismael the relationship was 

significant. So we can say that in level of economic changes, the plan has not yet had 

significant effects. In spatial analysis of the relationship between the plan of issuing title 

deeds and physical changes, only in Khenjesht village a significant relationship was observed 

between these two variables (Table 6.0). 

Finally, there was a significant relationship between the plan of issuing title deeds and its 

consequences in various dimensions of the villagers’ life. As a result, the plan of issuing title 

deeds in the rural areas, has affected many aspects of rural life.  

 

Table 6.0 the relationship between the plan of issuing title deeds and its consequences in 

each village  

Variable               

Villages 

Description 

Asopas Ardali 
Imamzadeh 

Ismael 

Baz-

bacheh 
Bekan 

Cheshme-

Rana 
Khenjesht Shahrmiyan 

Ali 

Abad 
Kaftar 

Social correlation 

coefficient 
0.449 0.74 0.475 0.58 0.382 0.394 0.234 0.51 0.47 0.021 

p-value test 0.006 0.009 0.003 0.079
*
 0.096

*
 0.023 0.147

*
 0.004 0.17

*
 0.929

*
 

Economic correlation 

coefficient 
0.235 0.569 0.391 0.189 0.337 0.295 0.146 0.31 0.111 0.378 

p-value test 0.167
*
 0.068

*
 0.018 0.6

*
 0.146

*
 0.095

*
 0.268

*
 0.096

*
 0.76

*
 0.222

*
 

Physical correlation 

coefficient 
0.048 0.383 0.184 0.13 0.338 0.114 0.317 0.094 0.102 0.39 

p-value test 0.782
*
 0.245

*
 0.284

*
 0.72

*
 0.145

*
 0.528

*
 0.046 0.622

*
 0.78

*
 0.081

*
 

Total The 

correlation 

coefficient 

0.369 0.74 0.465 0.164 0.231 0.291 0.058 0.424 0.161 0.085 

p-value test 0.027 0.009 0.004 0.65
*
 0.328

*
 0.1

*
 0.724

*
 0.02 0.657

*
 0.715

*
 

* There is no significant relationship between the variables. 

Reference: research findings, 2012. 
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4.5. The effects of the plan of issuing title deeds on various dimensions of rural life - In this 

study, stepwise regression method was used to determine the relative contribution of the 

independent variables (the plan of issuing title deeds) to the dependent variable (changes in 

three dimensions of villagers’ life). In this method, the variable which has the greatest effect 

on the dependent variable, enters the model first; And other variables would be re-examined 

so that they might enter the model (Firuz-Jaeeyan, 2008). Accordingly, the value of 

determination coefficient would be 0.325, which shows that independent variable (the plan of 

issuing title deeds) explains 32% of the changes related to dependent variable (change in the 

villagers’ life). According to ANOVA table, the P-Value or the level of significance is 0.000 

which is smaller than 0.05. As a result, the null hypothesis of the test which was based on 

insignificance of regression model was rejected with a confidence level of 99%. Therefore, 

the regression model is statistically significant. 

In this study to determine the relative contribution of independent variables (the issue of 

property ownership documents) to dependent variable (changes in three-dimensions of rural 

life) the stepwise regression method was used. According to ANOVA table, the P-Value or 

the level of significance is 0.000 which is smaller than 0.05. As a result, the null hypothesis 

of the test which was based on insignificance of regression model is rejected with a 

confidence level of 99%. Therefore, the regression model is statistically significant. 

 

Table 7.0 the effects of the plan of issuing title deeds on various dimensions of rural life 

independent variables 

parameter 

estimation 
Standard 

coefficient 

   

t-

statistics 

significant 

level 
Result 

value 
standard 

deviation 

Constant * 2.205 0.151 - 14.646 0.000 
The model was 

significant 

Rise in investment 0.163 0.207 0.354 6.006 0.000 
The model was 

significant 

Getting bank loans 0.04 0.019 0.119 2.109 0.036 
The model was 

significant 

Preventing local 

conflicts 
-0.018 0.023 -0.065 -0.769 0.442 

The model was not 

significant 

More order in 

transactions 
0.072 0.041 0.142 1.750 0.081 

The model was not 

significant 

Getting rural real 

property into economic 

cycle 

0.105 0.020 0.293 5.152 0.000 
The model was 

significant 

* Dependent variable: changes in villagers' life                      (Reference: research findings, 

2012) 

 

According to the findings of Table 7.0, only the P-Value of the variables of preventing 

local conflicts, and creating more order in transactions of real estate are more than 0.05, in 

other words the effects of the mentioned variables were not significant in the model. 

Accordingly, the variable of rise in rural investment would be the strongest indicator 

of changes in different dimensions of villages' life. That is to say, if the plan brings about 

more stabilization for villagers’ real property, the plan can make way for more investments, 

and consequently more changes in villagers’ life. As in this model, the independent variables 
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of land speculation, renovation of old houses were not included, the regression model would 

be as follows (Fig. 4): 

 

 

Figure 4.0: the effects of the plan of issuing title deeds on changes in villagers’ life based 

on the standardized values    

 

Reference: research findings, 2012. 

 

In order to assess the causal relationship, in addition to stepwise regression, structural 

equation modeling was also used (Figure 5.0). The findings confirm that the validity and the 

propriety of the model is appropriate, because the chi-square ratio to degrees of freedom was 

less than 3 (2.03) and the RMSEA was less than 0.07 (0.069); GFI and AGFI were 

respectively 0.76 and 0.73 which show that the model’s fitness is acceptable. Considering 

that the results of Figure 5.0, the independent variable has no significant effect on dependent 

variable of social dimension (the estimated t is less than 2), but the independent variable had 

a significantly positive and direct effect on the dependent variables of economic and physical 

dimensions. Therefore, the issuance of title deeds had 0. 32 direct effects on economic 

dimension, and 0.50 direct effects on physical dimension of villagers’ life. 
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Figure 5.0 the effects of the plan of issuing title deeds on changes in villagers’ life based 

on 

T-values in the Confirmatory Factor Analysis 
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Reference: research findings, 2012. 

 

5. DISCUSSION  

Overview of the research findings shows that the plan of issuing title deeds for rural real 

property has succeeded to make some changes in villagers’ life. Compared to overseas 

studies, especially those in England and the USA, while in such studies, factors such as 

conflicts over land use, overpopulation, etc., in land ownership were explored, the present 

study show that the plan of issuing title deeds for rural real property succeeded to make some 
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changes in promotion of social identity, strengthening of civil rights, attracting investments 

and bank loans, rural development and improvement of rural housing in social, economic and 

physical dimensions.  

Compared to the results of researches conducted in Iran, the present study confirms that 

the plan of issuing title deeds for rural real property led to rise in investment in rural areas, 

getting bank loans, preventing local conflicts, creating order in transactions of real estate, and 

getting rural real property into economic cycle. These are all consistent with thestudies of 

Abedi (2006) on investment rates and population survival, Torshiziyan and Athari (2010) on 

promotion of local identity, civil rights and economic prosperity, and Iran-khah (2011) in the 

field of rural housing renovation, etc. However, the results obtained in this study, compared 

to previous ones are that, in this study we have reviewed the direct impact of some indexes of 

the plan’s variables such as rise in investment, bank loans and getting rural real property into 

economic cycle (on different aspects of rural life); while indexes like preventing local 

disputes, creating order in transactions, unlike previous studies had no direct effect on any 

aspects of rural life. 

 

6. CONCLUSION AND REMARKS 

Overview of the research process shows that to answer the question whether the plan of 

issuing title deeds for rural real property in the study area had affected the life of the 

villagers? We should note that model used in this study shows that there is a positive and 

direct correlation between the plan of issuing title deeds for rural real property and changes in 

social, economic, and physical dimensions in the rural communities. Therefore, there is a 

direct and unilateral relationship between the two variables. In a way that if one of the 

variables increases or decreases, then the other variables would have ascending or descending 

order too. That is to say, if the plan of issuing title deeds develops in a community, 

proportionally there would be more changes in conditions of rural communities.  

 Among the factors accelerating the changes in rural life, rise in investments in rural areas 

as a result of implementing the plan had the greatest role in explaining and  making changes 

in villagers’ life, as it explains more than 35.4 % of changes.  

On the other hand, the investigation of the relations between the plan of issuing title deeds 

for rural real property and changes in the villages' life (in the level of rural areas) indicate that 

there is a direct and linear relation between these two variables, and this significant relation 

only did not exist in dependent variable of physical changes in most villages (except for 

Khenjesht). At the end, to test out the research hypothesis, we used Pearson correlation co-

efficient test. Considering the obtained results for this test, the significance level of the test is 

0.000 which is smaller than 0.05. Therefore the null hypothesis of the test which was based 

on insignificant relationship between the variable of the plan of issuing title deeds and the 

social, economic, and physical changes was rejected. The correlation coefficients of 0.529, 

0.364 and 0.423 confirm the role of the plan in paving the way for changes in villagers' life. 

In this study, access to official data about implementing the plan of issuing title deeds and the 

number of partition deeds issued for each village was a great challenge; furthermore, recently 

villagers have felt distrust in questioners  and usually do not give correct answers. 

Given the above conditions, it should be noted that the positive effects of the plan of 

issuing title deeds on local communities would not occur in a natural way; therefor, to 

achieve these effect, the plan of issuing title deeds should be managed effectively. For 

management of the plan of issuing title deeds in the villages of the study area, the following 

measures could be helpful: 
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 Given the cost of the plan for the poor people, it is recommended that the poor people 

who are financially weak (those covered by the Relief Committee of Imam and State 

Welfare Organization) should be exempted from all charges. 

 Since the new regulations required the issuance of the title deeds follow the rural 

conduct plans, it is recommended that that authorities observe the rules and 

regulations in the villages where the rural conduct plans are reconsidered after issuing 

title deeds for villagers. Example of such a problem exists in village Asopas village. 

 In recognition of ownership, especially during land surveying, it is recommended that 

you get help from those who have responsibilities in a village (e.g. Dehyar's) and 

would be accountable for possible mistakes. 

 According to Curative law, the costs of issuing title deeds for rural areas was set to be 

50% of the cost of issuing title deeds in urban areas whose population are less than 

25000. That is unfair because the price of rural property is not the same as urban one; 

therefore it is expected to reconsider the fees. 

 A comprehensive database of rural real estate would be of great help. This database 

could be accessed through network. Meanwhile, Dehyar's could be responsible for 

management of such database in rural areas. 

 To achieve greater results in these areas, detailed studies about the impacts of the plan 

in various rural areas of Iran and ultimately a comprehensive study to examine the 

effects of the plan in rural communities of Iran are recommended. 
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