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ABSTRACT

District 12, the birthplace and the vital and historical core of the
metropolis of Tehran, has experienced various transformations in the
course of modern development, especially in the last six decades, one of
which was the expansion of specialized activities in the streets and axes
adjacent to the main market, at the same time, the occurrence of this
phenomenon with decline and inefficiency The area, especially in terms
of residential function, has become contemporary and integrated. This
article has investigated this phenomenon and tried to show what
consequences the development of specialized commercial activities had
on the surrounding spaces. For this purpose and to complete the existing
data and information, a questionnaire with 27 items was completed
among 280 residents, businesses and experts of Region 12 and the
resulting data were categorized into three dimensions: "physical-
environmental”, economic-activity" and "social". The results indicate that
the physical-environmental dimension with the number of 13 factors and
with a specific value of 10.620 has the largest share, the economic
dimension with 7 factors and a specific value of 8.238 in the second
place, and the social dimension with 4 factors and a value Special 4/081,
in the third order, they show the effects and consequences of specialized
activities in the adjacent spaces. The alignment of the results of this
research and some similar researches indicates that the coexistence and
alignment of the creation and expansion of areas with specialized
commercial activities with the inefficiency and decline of residential
functions in Adjacent spaces and neighborhoods in the central part of the
city is a general process, a phenomenon that has also occurred in District
12 of Tehran.
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Extended Abstract

Introduction

From the first Pahlavi period and with the
beginning of Reza Khani's renovations,
there were major changes in the structure of
the city. With the construction of the streets
around the Tehran market based on the new
street pattern, it became possible to expand
the lines with specialized activities and
replace the commercial elements along
them. This has led to the creeping and
scattered displacement of the city center in
the form of occupation of nearby residential
arecas, the formation of scattered
commercial lines and the establishment of
wholesale activities in some axes around
the market and axes in the northern areas of
the city. The construction of showcase
streets next to the main streets expanded the
activity of the market in terms of
geographical performance. The emergence
of showcase streets as the first reflection of
renovation in the field of urban spaces
caused a transformation in the retail and
wholesale performance of the market. The
overloading of commercial use around the
main streets and diminishing the role of the
historical structures of the residential areas
has accelerated their separation and internal
wear and tear and has messed up the
structural balance and order of the area. The
formation of inefficient spaces in need of
internal development and its continuation in
the central context of Tehran city,
especially in the 12th district of Tehran,
with the agency of market developments
and the specialization of its activities in the
form of creating new and numerous orders,
is considered a fundamental focus in this
field. The evolution of the market and the
creation of new orders with specialized
activities at different functional levels and
its simultaneous with the internal erosion
and rupture of the spaces located in its
central context and specifically the
immediate spaces of the axes and orders
with specialized activities, the need to pay
attention to the relationship between these
two as a raises a fundamental issue. This
article is an attempt to answer the following
question. The central part of Tehran city
and specifically the 12th district, in parallel
with the formation of specialized lines and
carrying out specialized activities, what
changes and  characteristics  have

experienced in the spaces adjacent to these
lines?

Methodology

This research is exploratory, the statistical
population includes the residents of the
12th district of Tehran, and it is based on
the sample population of the questionnaire.
Questionnaire 280 people were randomly
selected as the sample size and answered
the questionnaire. In order to determine
reliability and generalizability, Cronbach's
alpha test was also used. In order to analyze
the findings, SPSS and Amos software and
specifically factor analysis models and
structural equations have been used to
summarize, name and value the factors
related to the ineffectiveness of the
investigated area. Region 12, with a
population of about 240 thousand people
and an area of 16.91 square kilometers,
includes 6 districts and 13 neighborhoods.

Results and discussion

In this research, 3 main factors were
extracted, the eigenvalues of each of them
were above 1 and they interpreted the
changes and variance of the variables well.
In fact, the eigenvalues of 3 factors are such
that the investigated reagents are more
scattered around them. Three main factors
have been extracted, the first factor with an
eigenvalue of 4.28, the second factor with
an eigenvalue of 2.98, and the third factor
with an eigenvalue of 1.86 have the least
contribution in explaining the changes of
the proposed reagents. Also, the three
extracted main factors explain about 85%
of the changes in the research indicators.
Considering that the total cumulative
variance is above 60% and accounts for
85%, 3 basic factors have become the
variables involved in the inefficiency of the
12th district of Tehran. The eigenvalues in
all 3 identified factors and components are
above the number (1), which is 10.620 in
the first component, 8.238 in the second
component, and 4.081 in the third
component. Considering that the percentage
of cumulative variance in the current
research is above 84%, As a result, it can be
said that the identified components strongly
contribute to the inefficiency of the central
fabric of Tehran. Also, out of the total of 31
items compiled in the questionnaire, a total
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of 27 items were examined according to the
results of the factor analysis model in the
work  process, and the correlation
coefficient of the examined items was
closer to each other. The first factor, which
includes a total of 13 items, was named as
the physical-environmental factor according
to the nature of the items and their points of
commonality. The second factor, which
consists of 5 items, is named as the
component of the economic factor; Finally,
the third factor consists of 9 items, which is
named as social factor. The structural
model fitting results show that the fitting
indices are higher than 0.9, which indicates
the validity of the findings.

Conclusion

Some of the results are as follows:

*The concentration of extra-regional
activities in region 12 is accepted as a
feature and attraction.

*The ideas of the comprehensive plans of
1968 and 1991 regarding the transfer of the
central part and the transfer of some of its
functions along with the provision of
relevant requirements have not been done.
*Physical-environmental, social and
economic factors have been three important
areas affecting the inefficiency of the 12th
region, and among these, the physical factor
has the greatest impact on the inefficiency
of the 12th region compared to the two
social and economic factors.

The unfortunate consequences of the

development of activities, especially
commercial activities in the form of rows
and streets and specialized areas, are
noticeable and wvisible in the social,
economic and physical aspects of the
environment. These effects are not the same
in all dimensions, but the physical-
environmental dimension has accepted
more adverse effects. Of course, these three
dimensions interacted with each other in the
form of a system in the inefficiency and
decline of this range. The existence of 10
rows and axes with specialized functions
and the characteristics of the spaces and
neighborhoods around them can be
considered as one of the factors of the
inefficiency of this area.
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