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ARTICLE INFO ABSTRACT

Article type: Among the issues that are evident in Fardis City and require a comprehensive and future-
Research Avrticle oriented regeneration plan is the existence of worn-out texture and settlements, which have a

significant physical density considering their population. The statistical population of the
Received: research is the residents of Fardis City, and to determine the sample size, 30 experts and
2024/09/09 specialists were selected, respectively, for a) specifying the reasons using the Delphi method,
Accepted: b) completing the cross-impacts matrix and entering it into the MicMac software, and c)
2024/12/04 determining the level of importance and uncertainty of key factors. The Delphi method is a
pp: structured process for collecting and classifying the knowledge available to experts. In cross-
110- 124 impact analysis, the interrelationships among various subsystems are examined. Based on the

data, the ownership issue with a score of 73 was identified as the most effective and the
Keywords: disturbance of the image and landscape with a score of 77 was identified as the most
Future Studies; susceptible driving force. Key factors include ownership issues, non-compliance with urban
Inefficient Texture; development plans, lack of municipal oversight, low economic level, unprincipled decision-
Urban Regeneration; making, lack of homogeneity among existing parcels, lack of a comprehensive attitude to the
Fardis City. region, organic nature of the texture, and lack of a coherent texture development plan.

Considering the importance of regeneration for the inefficient urban texture of Fardis and
considering the future studies approach in the research, three scenarios are developed focusing
on the ownership issue, low economic level, and lack of a coherent urban development plan.
Based on the results, scenario 1 is considered the most desirable and scenario 3 is considered
the worst for the area under study in Fardis.
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Extended Abstract

Introduction

Inefficient urban textures are part of underdeveloped
areas that are disconnected from the evolutionary
cycle of life and have become the centers of
problems and heterogeneity. These textures
accommodate a high percentage of the urban
population and also have numerous capacities for
urban infill development. Urban regeneration is a
step beyond the goals of urban renewal and
improvement, and it has an integrated and
sustainable perspective by considering all physical,
economic, environmental, and social dimensions.
The city of Fardis is affected by the daily flow of
activity in Karaj and Tehran, and due to reasons such
as migration, inefficient textures have emerged over
time, and urban management has failed to establish
organization and balance in the city area, to the
extent that nowadays this city has 57 hectares of
worn-out textures.

Methodology

The present research is descriptive-analytical with
future studies and scenario planning approach. In
terms of data, it has a qualitative nature and is cross-
sectional. The statistical population includes citizens
of Fardis City, and the sample is groups of experts
in the field of urban planning and management
including independent academic researchers and
those working in the governorship and municipality
institutions of Fardis. The sample number includes
three groups: a) 12 people to examine the main
reasons, which was done using the Delphi method in
two rounds; b) 10 people to score the cross-effects
matrix from zero to three based on no or high
impact; and c) 8 people to determine the level of
importance and uncertainty of key factors. MicMac
software was used to identify the most effective and
susceptible drivers and identify key factors. The
scenario logic is based on expert opinions and the
importance of key factors and is developed based on
the characteristics of the inefficient texture of Fardis
City.

Results and discussion

Thirty-three reasons were selected and entered into
MicMac software in the form of a cross-effects
matrix. Based on the software output, "Property
issue™ has the highest effectiveness with a score of
73, and "image and landscape disturbance” has the
most susceptibility with a score of 77. The issue of
ownership in the inefficient areas of Fardis is also
clear, and a significant number of residents of these
areas lack official documents, and the lack of
documents has prevented them from being included
in some reorganization programs and from enjoying
the benefits of banking facilities and tax exemptions,

etc. Key factors include ownership issues, non-
compliance with urban development plans, lack of
municipal oversight, low economic level,
unprincipled decision-making, lack of homogeneity,
lack of a comprehensive attitude to the region, being
organic of the texture, and lack of a coherent texture
development plan. The most important challenge of
the inefficient urban areas of Fardis is the issue of
ownership, as many residential units and mixed-use
units do not have official documents, and at the same
time, significant areas of land also lack documents.
This legal issue, along with the identified key factors
and biological realities in the studied territory,
requires an integrated approach to generate relevant
scenarios and provide a roadmap for preparing
future plans for the regeneration of this part of the
urban areas of Fardis. Scenario 1: The ownership
status of all properties is clear and there is no multi-
ownership for them. The main reason for this
transparency is the reform and updating of laws, the
elimination of unnecessary bureaucracy and
multiple decision-making centers on the one hand,
and the provision of training workshops and legal
foundations for residents and owners on the other.
The feasibility of the regeneration plan increases the
financial ability of residents and household heads to
live, provide adequate livelihoods, and also provide
investment conditions. Its main features are
coherence and comprehensiveness, leading to
integration in the development of the texture.
Scenario 2: The ownership status of real estate or
part of real estate is fraught with various conflicts,
which prevents them from having official
documents and does not include the benefits of
providing facilities such as mortgages. In this
situation, the current laws, double bureaucracy, and
the intervention of decision-making institutions
increase the scope and complexity of the issue. The
ownership conflict also extends to workshops and
micro-enterprises, and activities are not registered,
and as a result, the "production” factor is gradually
eliminated and replaced by a group of service-
oriented jobs. The income generated by these jobs is
only for the owners of these jobs, which leads to an
average level of living only for them and cannot
cover all the target residents. Scenario 3: The studied
texture has multiple properties with opaque
ownership and various legal and judicial conflicts
exist. The lack of transparency of ownership does
not include any provision of related services,
including official documents, construction facilities,
property exchange, etc., and no action can be taken
to improve the situation. The state of multiple
ownership also affects workshops and micro-
economic enterprises, which, in addition to not
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improving livelihoods, also affects the economic
level of residents. Local employment and production
generally disappear and residents engage in false
economic activities outside their place of residence.

Conclusion

Understanding the characteristics of this part of
urban areas provides the basis for a realistic
approach to their development, because intervention
and a destructive perspective have long had no place
in the planning and decision-making system, and
interventions in the development of these areas
themselves have a significant history. Despite this,
the inefficient texture, whether in a state of decay or
in the form of informal settlements, has become the
center of settlement for a significant number of the
population in Iranian cities, and the implementation
of development plans such as rehabilitation,
renovation, reconstruction, and, in some cases, a
plan for regeneration and gentrification, has not led
to a definitive solution to the disorders. In addition

to revitalizing inefficient textures, regeneration
addresses a competitive economy and quality of life.
In the meantime, the authors believe that adopting
future studies and determining key factors will help
prepare a regeneration plan for the inefficient texture
of Fardis that encompasses various dimensions and
leads to integrated development and vitality in this
city. Therefore, in the present study, the authors
identified the drivers and key factors affecting the
inefficient texture of the city of Fardis as very
important items for its regeneration.
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