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EXTENDED ABSTRACT

Introduction: One of the most significant and complex social transformations in the world
over the past half-century has been urbanization, which has led to changes in the physical and
economic structure of cities and has increasingly highlighted the importance of revitalizing
dilapidated and inefficient urban fabrics. Urban regeneration utilizes the existing potentials in
dilapidated areas and the extensive participation of public and private institutions with the least
possible budget to restore social life and economic prosperity to the urban fabric.

Material and Methods: This research is applied in terms of purpose and descriptive-analytical in
terms of method. The method of data collection is based on library resources and questionnaires.
The statistical population of this research includes experts and elites in the field of urban planning.
To identify and formulate regeneration strategies for urban neighborhoods, the SWOT model was
used. To rank the output strategies of the model, the QSPM model was used in the framework of
internal and external position evaluation. After analyzing the information, a futures research
questionnaire was prepared and after being answered by the experts, the Mactor software was used
to identify the key actors and their roles in relation to the mentioned strategies.

Results and Discussion: The research findings showed six strategies in a defensive mode in order
of priority. In the analysis of the behavior of key actors towards the mentioned strategies, the role
of the municipality, including planning, institution building, financing and implementation, and
quasi-governmental organizations with the most impact, of which the Astan Qods and the Oqaf
have been the most key and influential actors in the various social, economic, cultural, political
and spatial-physical fields. In the following, the level of insistence of the actors (their agreement)
with the mentioned strategies in the field of neighborhood regeneration showed that the actors
have the most insistence on strategies such as using the location of the neighborhood in terms of
access and building prices to create new jobs and use of fallow and abandoned lands to respond
to the neighborhood's shortages, especially green spaces. The least of which was the use of an
educated, young, and specialized population of the neighborhood in planning and revitalizing the
neighborhood and paying more attention to the permeability of the neighborhood through the
organization of the street network. Also, according to the distance between the actors, which
showed their level of convergence, it can be mentioned that the municipality, quasi-governmental
organizations (Astan Qods, Oqaf, etc.) and the Urban Renewal and Development Organization
have a significant convergence with each other.

Conclusion: With the cooperation and close communication between municipalities as the
main axis of executive actions in urban management and quasi-governmental organizations,
including the Astan Qods and the Oqaf, it is possible to witness the acceleration of the
regeneration of inefficient and dilapidated urban fabrics. In addition, the insistence of the actors
on the location of the Sarab neighborhood in Mashhad city in terms of access and building
prices to create new jobs emphasizes the importance of the economic aspect in the actions of
the actors about regeneration measures to achieve their ultimate goals alongside the use of
existing potentials. In this regard, the convergence of the municipality, quasi-governmental
organizations (Astan Qods, Oqaf;, etc.) and the Urban Renewal and Development Organization
indicate a relative consensus and greater overlap between them regarding the envisaged future
for the strategies mentioned.
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Fig. 1- Geographical location map of Sarab neighborhood in Mashhad city
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Table 1. Strengths, weaknesses, opportunities and threats of Sarab neighborhood

@:‘j’ T skl ol b
inal .
coefficient Score  Weight Strength
0.06 3 0.02 99255 9 9550 e 51 i 5 Jo SUISal &y L] (o ywaiS1
S1: Easy access to transportation facilities such as subway and bus
o 00 pos 0 | Cogh
S2: neighborhood identity among the citizens of Sarab neighborhood
(g gobozel v aall e ) ool sloisl b (oo b sloails wiile asls olie iy 3525:S3
0.02 2 0.01 S3: Existence of key elements such as historical houses with original values (Maqbul al-Sultaneh,
Etamadi, etc)
0.12 4 0.03 J).......‘.M.Jl,s“5$‘.¢>.&55f~>)61bu&5umb6am!k}u¢us4
S4: The economic potential of business lines (Khosravi, Khomeini, etc.) and joint activity
Ao BV o) il lawgie oogamme 1o (goi ails Blod 4y Ol s e Slahad plael isy gosaids S5
0.06 3 0.02 (o
S5: Classification of most parts of Sarab neighborhood in terms of grain size in the medium grain
range (between 100 and 800 square meters)
G5l gl pae 5 el (55050 5 sa e ¢ 3051 la LS ooz 5o il Saales § LS L glis ) :S6
0.12 4 0.03 S6: The height of the building is relatively uniform and harmonious in the wall of Azadi,
Khosravi and Shirazi streets and there is no shading
ER A E I Il Olakad ST
0.06 3 0.02 I B 2ot sl AEST
S7: Most of the parts are of acceptable quality
0.06 3 0.02 5k 9550 lag )l 5 sages (sLab alml sl b o) 052558
S8: Existence of barren lands to create public space and required uses
50 sl a8 i g ploedl Jid 08w Jole laie @ b dns g azlue Jio opdo slo oL 5525:S9
0.06 4 0.03 e 090
S9: Existence of religious bases such as mosques and hosseiniyehs as a factor of consolidation of
cohesion and social participation within the neighborhood
o (eobamdl Condg i )| Cyz sz Camaz ool SLES10
0.06 3 0.02 S10: The possibility of using the young population to improve the economic status of the
neighborhood
Al & losls YL :S11
0.06 3 0.02 _ Sz olyly Vo _
S11: High percentage of literate population of the neighborhood
e )0 Gloyo 5 (chipel (oo (5859 G mmlio (151,812
0.12 4 0.03 S12: distribution suitable for sports, religious, educational and therapeutic use in the
neighborhood
0.06 3 0.02 r’)"“&"))’bl“"’gs’fw‘sf‘)l YL cwel8:S13 ‘
S13: The high price of land and buildings in some places near the shrine
012 2 0.01 <dl Jo 232975 5 03 ‘Lw' wb %:514 _
S14: The low price of dilapidated buildings inside the tissue
0.06 3 0.02 Mmoo 4 Sl Kb o S2dlas SIS
’ ’ S15: Development of culture level of residents due to education
Lo Sas,s S| :S16
0.12 4 0.03 daske S 510 297
S16: The existence of many cultural centers
Al 0 wlSe { :S17
0.06 3 0.02 P 8T 59 &

S17: mechanized garbage collection
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Table 1. Strengths, weaknesses, opportunities and threats of Sarab neighborhood

s bl 039 e
weakness
0.14 4 0.03 Lol 5 )5 o je s g plae ;0 Sl 0520 WI
W1: The presence of traffic on the roads and roadblocks for some uses and activities
Al 509 o8 S 4 ylulis IS &l g0y Ledl 5l ooliinl g lakad S Sa5: W2
0.06 3 0.02 W2: disassembling parts and using them without the supervision of experts due to the old
neighborhood
012 4 0.03 aloe )0 (28 S50 5 e SLAE S92 pas W3
‘W3: Absence of green spaces and recreation centers in the neighborhood
0.06 3 0.02 Siled Ol slaazsS o (rhaw slaol @85 gz cenlin o 3975 pasi WA

‘W4: Absence of a proper slope to dispose of surface water in the alleys of Shirazi Street
kol Blaglls adle 5 Sl az il o b el s lols (S 53 oo (Sl 5 SSL5WS
0.12 4 0.03 WS5: Traffic and noise pollution at certain hours and days in Sarab bazaar and on the side of the
main streets
0.06 3 0.02 .abu o aly 5, S0 g0l olass wlo 0?5:\?\‘/6
W6: Having a large number of fine plaques in the neighborhood
A b 3lail pas 5 9oz Gl 10 Gos 4 (o yiws Sl [y i o1 5 o e 8 el 3425t WT

0.02 2 0.01 Jii 5 Jor
W7: Occurrence of subs and dead ends due to the creation of depth access in new plates and non-
compliance with the transportation network
012 4 0.03 e 5l olass o7 (e s 4 ZBl ol (6 03352 W
W8: low tissue permeability due to the small width of a number of passages
Sra oloj SRy pliel (s S5 L Dbkl g5 BB slasd 3525 WO

0.06 3 0.02 WO: Presence of a significant number of parts with irregular geometric shape and lack of visual
beauty
oo gl plae 10 SC8I5 g 0L j9,0 9 00 Jole a5 oL wlids slaws b o 2wl slas o,lS (S 9525 W10
0.12 4 0.03 29 rre (258 b et (ol 5

W10: The presence of some residential uses, with a large number of floors, which cause a lot of
traffic and traffic in localized roads and are not proportional to the width of their roads

28l )0 092 g0 send 4l (S slojlu (5l LW

0.06 3 0.02 ) . TR
W11: structural instability of some old buildings in tissue
0.02 ) 0.01 Gl s 4y el 5 Ceedd Sl ow 5l Giem e Slakad 2STWI12
' ' W12: Most parts of the neighborhood are more than 30 years old and need to be renewed
0.06 3 0.02 298 oo 8l Dyad 4 2l S o 5L slad g seges 40 ,elWI3
' ' W13: public arena and open space within the context is rarely found
W14: Lack of car parking due to urban and regional scale activities
0.06 3 0.02 lagleisbe glas g ol slo Ll oz 25T Sogu i W15
W15: Exhaustion of most of the walls of the main streets and facades of buildings
0.06 3 0.02 kol Glabls slas )l il 51 glane lS sLa: W16
W16: completely different view from the context of the uses of the main streets
(P el g (ode pbl 50 ogade) o3l )b 5 (Lol Jale a5 (Sl slags » STW LT
0.02 2 0.01 W17: Residential uses and Hosseinieh cause congestion and traffic load (especially during
religious holidays and special days)
0.06 3 0.02 b pgasy (SeSs Jjle Cocal gialS L sl yao 99> WIS
W18: The existence of barren lands reduces the security of residential houses, especially at night
5 e 3 S5Ks S8 s 53 spama Sl o (sloszsS 5 ol LUE 2525 W19
0.12 4 0.03 W19: Existence of unsafe places and very narrow alleys surrounded by residential context in side
alleys
e 28 b Ol el (2l a0 (o (5l led L1 W20
0.02 2 0.01 W20: Building apartments without taking into account its compatibility with the width of the
road
012 4 0.03 e 5l e (i3 )0 wsllas (Slops S975 pasi W21

W21: Absence of desirable appearance in some parts of the neighborhood
Sy g8 5 5 s yisd Gl Ol 5 SLbl sl lls 5 oo 4,k W22
0.06 3 0.02 W22: The one-way nature of some surrounding streets and compensating for this access from
Sarab Bazaar
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Table 1. Strengths, weaknesses, opportunities and threats of Sarab neighborhood

s bl 039
weakness
0.0 5 001 Lol 55 (o yis wilye alelus cyle) paciW23
‘W23: Failure to observe the access hierarchy in the streets
0.06 3 0.02 =8 e U318 50 e 5l e g 00l S92 paci W24
' ' ‘W24: The absence of a separate sidewalk from the passage inside the side passages
SS9 )b Gl (o )55 Sl Sl ans Jlea o dle Cugr g (Km 8 ol LLEt W25
0.02 2 0.01 W25: The reduction of the cultural status and identity of the neighborhood in the last four
decades due to the destruction of historical and ancient structures
0.02 2 0.01 o Lo 22l 5 Spnaz ol W26
‘W26: Population displacement and migration of old residents
0.02 ) 0.01 d)wﬁa)jemémw&mlflw27
' ' W27: Reduction of neighborhood population during three census periods
0.06 3 0.02 E s drwgs Slowoenas “)ffo)a&)J&EJZWZS .
W28: The weak role of people in urban development decisions
&,bs a4 Ol bos g sl ams 90 40 b el o 55 )8 (5 le el Al o W29
0.12 4 0.03 W29: The intervention of the municipality in the destruction of historical structures in the last
two decades and their conversion into commercial complexes
bl g gyl Al 4 ol § (Fu )b ale L0t W30
0.06 3 0.02 ‘W30: Converting the historic and authentic neighborhood to a commercial and traffic
neighborhood
S92 g0 ool 0l j Codd g (Fogm 3 (YUl dojo o @y alos paSL Jlo g ol yolidl Hlas 4 W31
0.06 3 0.02 W31: The possibility of endangering the lives and property of the residents of the neighborhood
due to the very high percentage of wear and tear of the existing buildings
s o yiwd g S8l 09 SIS Lo 4 Csllae O jge 4 )l yn G i g Sl jelael o SUls paei W32
0.02 2 0.01 e 0900 &
W32: Lack of ability to provide relief and crisis management in an optimal way due to the
organic nature of the fabric and poor access to the inside of the neighborhood
S5k S 3 @)l al; soneils 4 az g gy alome Lol e (g5Lugii W33
0.02 2 0.01 W33: Renovation of the main thoroughfare of the neighborhood regardless of the need of the
commercial line and the provision of parking
o3gazme (golaiBl canlie w5 Cusdge pé Do 0l bl plu a4 Cons po e ol Jbil & W34
0.02 2 0.01 W34: The low employment rate of people compared to other areas of the city, despite the location
and suitable economic base of the area
0.02 3 0.01 aloee Comdg b g 5 eS Lo aiella 6 San paci W35
' ' W35: The non-cooperation of the residents in improving the condition of the neighborhood
3.8 1 S ez
total
. . . . . w C
iy Ll 039 -
opportunity
015 3 0.05 aloee Blybl Jugisil 5 500 bghas 4y cuslie ow 2ws:O1
' ' O1: Convenient access to subway and bus lines around the neighborhood
02: Attracting capital due to the proximity to the Holy Shrine
0.24 4 0.06 A;‘A)'s ‘gs?“*l" ‘(5)"7.‘3 (12 'd (5“)5""' 9 Lbf)y'L{ °?5203
03: Existence of important commercial, religious and cultural centers and axes
0.08 5 0.04 s (6505 )5 Condgn 5l Lol aloeal 3 lons 4y oo i 04
' ’ 04: Access to extra-neighborhood services resulting from the location of the neighborhood
Shbl Lol plae 3o )b 5l i bl plo b caslin gw s 5 bLs )| blod 4y el caslie oLdlyae CosBsa:O5
0.15 3 0.05 0O5: Good geographic location of Baft in terms of connection and access to other parts of the city
through the surrounding main roads
1,8 Cosd Ll sl 06
0.24 4 0.06 55 Sexdye Sl Jdl ol
06: Occupancy due to location
015 N 0.05 e b 3blie sl o ¢ dilate s 5L Yl 41,07 .
O7: High per capita space in the area compared to other areas of Mashhad city
0.15 3 0.05 Lo sle 852 25108

0O8: Expansion of infrastructure networks
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Table 1. Strengths, weaknesses, opportunities and threats of Sarab neighborhood

sy kol 039 e
Threat
024 4 0.06 p A e o Al pgas 4y Blibl slaygme )0 05250 SG3IETT
' ’ T1: The traffic in the surrounding axes, especially the networks leading to the shrine
dilaio Lad lejles plonasl paeiT2
0.15 3 0.05 82 ol ool plaed o

T2: Incoherence of spatial organization in the whole region
028 . 007 ailes,S Jlal 1) > 4 i o 4 BLLI sls Lai LT 5 Jip 35253
T3: The presence of the hotel and the surrounding apartments that have a direct view of the shrine
Sl 3 Mt Sl 5 (1 oy T4
T4: being a stock market and creating traffic problems
s liolay 555y L& 25 TS
T5: existence of collision points and damage accidents
0.15 3 0.05 2752 s 2975 pacT6
T6: Lack of bike path
aome LI )0 Vb 005 5 sl glai il b 292y o 4 (o g Is (S50 armme Cangj lo Sogll 0925 T7
0.28 4 0.07 T7: The existence of environmental pollution (sound, air, etc.) due to the presence of busy
arterials and high traffic around the neighborhood
024 4 0.06 Oblez 523 50 S 4 Bl e om0 s T8
T8: The gradual weakening of the sense of belonging to the place in the minds of young people
0.15 3 0.05 52308 e ($LAS 090051 TIY
T9: Lack of public green space

3.19 1 S
total

0.15 3 0.05

0.24 4 0.06

&1, b loe =l

25

il S5

2.5 4

SWOT (11,2 s sl 5 s 1 iasl o o =¥ S
Fig. 2- Matrix of SWOT strategies and implementation priorities
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Ceojp y gh bl b cenlite o |, alxe Sins Bl ) amles Corndg b Lo o sloo enl, g
Bl 23¥ 2D 5 6y90000 Sl Cuz 50 3975e Slllas plo lp b jlise slas ol (Coo)b g 098
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Table 2. Suggested strategies derived from SWOT

(o8 —axs) WO slao ply
Strategies WO (Weakness — opportunity)

(Cowo 5 —g8) SO o el
Strategies SO (strength — opportunity)

g olasl glog 095 ogas 4 il (19,0 4 0)lm (53358 ialidl-)
Slas sl
1- Increasing the permeability of the vehicle into the tissue,
especially emergency and firefighting vehicles
S9zae (o)l e e (g3l 0 5L =Y
2- Revival of existing historical places
b_éLf PsE )\ a5 (g ol ,o dlxe $990 4290 (_gLQ}:..u.A NNy
%,08,55
3- Creating bicycle paths within the neighborhood on roads that
are wide enough
S9290 b sla (re) 5l oolainl b (sgee S )L (el -F
4- Provision of public parking using existing waste lands
Ao jo gxlis olaj Jeol 4 iy g5 -0
5- More attention to aesthetic principles in the neighborhood
Silwgs pal 50 anse als Cyz dilate ;0 Sle laaxie 55 4 -F
Jlesl jalidl g
6- Employing experts living in the region to reduce the cost of
renovation and increase employment

GrogeS 4 0555l gz ;0 aSgyie LSl s ub 5o ) 5l eolai] -
1- The use of barren and abandoned lands in order to respond to the
neighborhood's deficiencies, especially green space
Gy 4l ygel 10 dle jaasie g Glez g 00 Sleass Cosrez | oolatuwl -Y
aloe 5305k 5
2- The use of the educated and young population and neighborhood
experts in planning and regeneration of the neighborhood

abgipe Joloe boyo3p g Uy g ajle g cle ol Y
3- Supervision of constructions and control and dealing with related
factors

Sl Cage bk 85 5 (K308 55150 s —F
4- Strengthening cultural centers and emphasizing the preservation
of residents' identity

olml cuzr anl ol 5 o yid Blod 4y (650518 Codipn 5l 65 00 0
oz gle Jldl
5- Taking advantage of the location in terms of access and price of
the building to create new jobs
b aSl aaibele 8,3l cadore (600 S9d5 il a> g5 —F
6- Pay more attention to the permeability of the neighborhood by
organizing the road network

(Qgg —and) WT s loo 2l
Strategies WT (Weakness — threat)

(aogd —g8) ST oyl
Strategies ST (Strength — threat)

slae 4l Mol g alzes Cb (5358 5 (o s Ga3S)
1- Increasing the accessibility and permeability of the
neighborhood fabric and improving the road network
aloe (19 035m0 8 2L (g5l 5 s5lete
2- Improvement and renovation of worn-out fabric in the
neighborhood

aloeo JS 5 s_id‘).» u;"..mlsj J}...S S u_\LoL).B' Lgl):?l
3- Implementation of measures to control and reduce traffic in the
whole neighborhood
Coroz [0S g )lgl o pogie 0y90 40 aloee (paiSle 25T l33l
4- Increasing the awareness of the residents of the neighborhood
about the concept of the household dimension and population
control
595 w155 s ablie (sl (510 5 o516 5o k55 sy
5- Revision of the municipal law to deal with overcrowding
s STy Copial s
6- Improving the security of neighborhood residents
Jeeol OSLe 9% 5l 655l -V
Sl aloe 4 ol yzlpe Sazme Ddz g aloxe |
il Cuaglie 9 kS 00 Vb 3 )b
7- Preventing the original residents from leaving
from the neighborhood and reabsorbing immigrants to the

neighborhood from
By increasing the quality and resistance of the building

ol & B193 g (sages JB 9 Jom 5l slin eolitul Coz (Slanesd pll
sasls 9,045 5l ool
1- Making arrangements for more use of public transportation and
encouraging to reduce the use of private cars
4z 290 5l iy oolaiwl 4y ol 8 5905 Cga Slawged ol
2- Creating measures to encourage people to use bicycles more
oges slalad S
3- Expansion of public spaces
5&@&,‘.’,@5&5&)15aw—5
b o] o Caslsl 5 (oadly Lol Lulal 5 b aloes HLSLa Jlis!

5- Improvement and promotion of the living conditions and
Employment of neighborhood residents based on real demand and
their prioritization
o050 S o 3l 5565 000 F
6- Taking advantage of public participation
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Jsl sl 45 ooy WloiS 5 50 s 0 00l &8l cazles
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Table 3. Prioritizing selected strategies

sl o0
ke Colis
5 bass! S5 ol A Calyl
Abbreviation  Fijpa] score of Strategy
signs strategy
attractiveness
cl 734 abgrye Jolge b oys5 5 5 S5 5 bajle g clo o)l 1
Monitoring constructions and controlling and dealing with related factors
wax sl Jbxal bl cge anul G g (g yiwd Llod 4y (6,25 )1,8 Couslon 1 (65 0 e
C2 6.9 Taking advantage of the location in terms of access and price of the building to create new 2
jobs
3 6.82 Ao oSt asilels bl il (5 3y S9ii 4t 4z g5 3
Pay more attention to the permeability of the neighborhood by organizing the road network
al>=o 6‘.1)5‘)[4 9Sr AAUJ.! )54| 59 al>s aasie g Ql5.> 9 °‘>)§‘I‘3‘MS Caros )l solaw
C4 6.47 Using educated and young population and neighborhood experts in neighborhood planning 4
and regeneration
S Glad ogas 4y Al GogeS 4 05Kl Sy 0 aS gy LSl s nb sle ) sl oslatsl
C5 6.47 Use of barren lands and abandoned lands to respond to the neighborhood's deficiencies, 5
especially green space
oSl Cogr Lads o aSU g 2,8 1S e Cugls
c6 577 OeSbo Cage Lais ST g (Son B 3STpe o sl 6

Strengthening cultural centers and emphasizing the preservation of residents' identity

ol B, Ghomis Sz 0310 5 g0 (5 e Do (o B
ool 00 03l MACTOR 153l 5 51 olS 1,50,
rlo g abge Glasld b g a5 daplesls (F) Jouxr
S5m0 e las | aiiy Bl AE prase (l j0 a5 alge
Ok L) izren 5 K0Sy a4 S 5050
5 ool 5 Sl Looad (Brae slas el 4 S
390 MACIOr 133la 5 Lo 5 (om0 3590 ol (arasiio
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Table 4. Introduction of the key actors in the regeneration of Sarab neighborhood
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Abbreviation signs Actors
l &
Al IR 1
Municipality
A2 S slalad (5 305 5 Glyee Glosls )
Civil organization and regeneration of urban spaces
A3 (g BByl e a3 liul) gs 4 slaglele 3
quasi-governmental organizations (Astan Quds, Awqaf, etc.)
Consulting engineers and contractors
A5 olgs po o slaylojl g adore Sl 5
Residents of the neighborhood and non-governmental organizations
A6 ©olatdl calizes slo sy 38 dyle o 6
Investors of different economic sectors
A7 olKisls 5 cawgh ;lﬂ N ;
Research centers and universities
PRI 2 30 S98 (i -0 Jgux
Table 5. Determine the influence of actors on each other
&85 30 oyl i
MDII Al A2 A3 A4 A5 A6 A7 Li the degree of i
. rank
influence
Al 13 15 7 14 11 11 11 69 1
A2 12 13 7 12 11 10 9 61 4
A3 13 13 6 12 11 10 9 68 2
A4 8 8 5 8 8 8 8 45 6
A5 9 9 5 8 8 7 9 47 5
A6 13 12 7 12 9 10 10 63 3
A7 8 8 5 8 8 7 8 44 7
Sl oliee DI
Di the degree of 63 65 36 66 58 53 56 397 -

influence
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Fig. 3- Estimation of the role of actors based on the placement position
Histogram of actor's mobilisation towards its objectives 3MAO
c1 [1309) J
c2 [2073] |
c3 [12/4] |
c4 [10/6] |
c5 [2012] ]
ce 6] |
4 8 12 16 20 g
D Agree i Disagree %

3 1l b (T bblge) oS5l 5l po! ol 5n ~F JSC

Fig. 4- The extent of actors' insistence (their agreement) with strategies
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Fig. 5- Position and degree of convergence of actors with each other
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