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ivolume of deteriorated structures, coupled with the partial and prolonged execution
i of projects, underscores the inadequacy of these approaches. According to available
§statistics, approximately 1,350,000 hectares of deteriorated and informal settlements
i exist within the country’s urban areas, accommodating around 20 million individuals. This
i situation presents a critical challenge due to two primary concerns: firstly, residents are
i susceptible to damages from natural hazards such as earthquakes and floods because of
Esubstandard construction quality; secondly, these residents are more vulnerable in terms
i of income, employment, and access to services compared to other urban dwellers. The lack
i of sufficient funding, inadequate collaboration among various institutions, structural and
{infrastructural instability, use of non-standard materials, absence of desirable construction
qualities, and environmental degradation highlight the urgent need for policies focused on
iregeneration and resilience enhancement of these settlements. Anjirab, a neighborhood
{in the city of Gorgan, serves as an example of an informal settlement. Like similar
ineighborhoods, it is characterized by a heterogeneous population, unauthorized and
inon-standard constructions, employment in informal sectors, poverty, low income, high
gimmigration rates, and a diverse demographic structure. As generations and the socio-
icultural composition of this community evolve, so do the expectations and demands
i of these low-income groups. Since this neighborhood was built by immigrants without
i adhering to architectural and urban planning principles, the current study aims to identify
%the factors influencing its livability.

ETHODS: This article aims to identify and categorize the drivers of community-led
: regeneration in Anjirab neighborhood to enhance its livability, utilizing a structured
ianalytical approach. Theoretical data were obtained through bibliographic research,
i while empirical data were gathered via a Delphi technique survey. The statistical sample
i consists of 20 urban experts selected through purposive sampling. The development
gdrivers encompass 44 driving forces across five dimensions: economic, social, physical,
{institutional-management, and environmental, analyzed through the Cross-impact
i analysis method in MICMAC.

INDINGS: The system environment analysis reveals that 218 factors exhibit tertiary

relationships, indicating significant interaction and mutual influence among key drivers.
éFurther research findings suggest that the driving forces are dispersed in a complex,
{intermediate state concerning their influence and effectiveness, with clustering patterns
i showing a concentration of drivers in the independent sector. Of the 44 driving forces,
inine have a substantial impact on the future state of community-led regeneration in the
¢ Anjirab neighborhood: organized local organizations, attraction of regeneration funds, the
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?atﬁtudes and knowledge of city managers, inclusion of community-led regeneration in
i urban plans, establishment of specific regulations for regeneration, alignment of plans
i with residents’ needs and lifestyles, strengthening the role of neighborhood councilors,
genhancement of the land’s economic value, and allocation of government funds.
i Systemically, these forces aim to improve urban environmental quality, positioning them
i as the most effective and critical drivers.

ONCLUSION: This research aims to identify the drivers influencing the future state

of community-led regeneration in Anjirab neighborhood of Gorgan, with the goal of
¢ improving its livability. The findings indicate that the general pattern of dispersion of the
studied drivers, based on mutual effects analysis, reveals an unstable environmental system.
i These drivers display a complex and intermediate state in terms of effectiveness. Clustering
i analysis shows that the drivers are primarily concentrated in the independent forces
i sector. Among the 44 driving forces, nine have a key impact on the future of community-led
regeneration in Anjirab, with a focus on enhancing livability. The results suggest that the
i growth and development of community-led regeneration in Anjirab require well-organized
i local organizations. These organizations can strengthen communication between residents
{and improve coordination of regeneration activities. Furthermore, attracting financial
resources from both domestic and international sources is essential. These funds would
 facilitate the implementation and improvement of neighborhood regeneration plans and
i the creation of necessary infrastructure. The attitude and knowledge of city managers
fare crucial to the success of community-led regeneration. City managers must possess
%a deep understanding of community-led regeneration concepts and the skills necessary
ito implement related plans. Additionally, integrating community-led regeneration into
i urban planning is vital. Urban plans should not only address the needs and challenges of
i residents but also promote local community strength and solidarity. The establishment of
{ specific laws to support community-led regeneration is also essential. These laws should
provide the necessary motivation and support for regeneration activities while addressing
i local needs and challenges. Plans should be tailored to the needs and lifestyles of the
i residents, ensuring that design and implementation processes are aligned with their
i desires and requirements. Strengthening the role of neighborhood councilors can also
significantly support community-led regeneration and improve livability. Councilors, who
i are local residents, can leverage their social credibility to effectively mobilize opinions,
communicate with residents, and act as a liaison among all stakeholders.

i HIGHLIGHTS:

- Identifying the key drivers affecting the state of community-led regeneration.

i - Classification of development driving forces in 5 dimensions including economic, social,
i physical and institutional-managerial and environmental and processing them with
i'structural interaction analysis method in MICMAC.

- Presenting suggestions for the realization of community-led regeneration in order to
i improve the livability of Anjirab neighborhood in city of Gorgan through the identified
i key drivers.
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Table 1. Terminology of “Urban regeneration” by separating literal meaning, conceptual meaning, purpose principles
and time of action

Concept Literal meaning Conceptual
(Equivalent) meaning
(Definition)

- Recreation and
modernization.

Regeneration
urban space by

- Generation preserving the main
extension and spatial features
rebirth. (physical and
- Renewing and functional) of the
updating. old.

-Presenting a

different personality

and identity.

-Creating a new

Purpose Principles Action time
-Recreating the - Preserving the - Continuous.
space with the characteristics of -Temporary and

characteristics of the urban values. long-term.

-ancient values of
the space.
- Improvement,
renovation and
reconstruction
- Personality and
finding an
independent
identity.

- Creating new
features that fit the
needs of the day.

- Recreating old
values to respond to
contemporary needs.
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Table 2. Primary drivers influencing the state of community-led regeneration of Anjirab in the city of Gorgan

Dimensions Drivers

Economic ~Var01. Attracting funds for regeneration
Var02. Enhancing the economic position and value of land
Var03. Reducing interest rates on residents' loans
Var04. Creating capacity to increase residents’ income

Var05. Exchange rate stability

Social Var06. Attracting private investment
VarQ7. Gaining residents’ trust
Var08. Creating collective/public spaces

Var09. Aligning plans with residents’ needs and lifestyles
Varl10. Ensuring residential security

Varll. Presence of a sense of place attachment

Varl2. Raising awareness of citizens' rights

Varl3. Engaging stakeholders in urban decision-making
Varl4. Enhancing social capital

Varl5. Attracting cultural industries

Varl6. Organized local associations

Varl7. Strengthening neighborhood identity and cultural characteristics

Varl8. Enhancement of urban appearance and landscape

Varl9. Distribution of urban land use

Var20. Development of communication infrastructures

Var21. Expansion of streets and improvement of the transportation system
Var22. Application of rapid construction technologies

Var23. Improvement of infrastructure facilities

Var24. Mixed-use urban development

Var25. Access to urban services and facilities

Physical

Var26. Observance of urban principles and regulations

Var27. Creating a foundation for private sector involvement

Var28. Attitudes and knowledge of urban managers

Var29. Emphasis on community-based regeneration in urban plans
Var30. Strengthening the role of neighborhood councils

Var31. Research and studies

Var32. Strengthening and expanding urban resilience

Var33. Allocation of government budget

Var34. Issuance of ownership deeds

Var35. Balanced coordination between the judiciary and the municipality
Var36. Public awareness of property acquisition laws and mechanisms
Var37. Enactment of specific laws for community-based regeneration
Var38. Citizens’right to intervene in construction activities

Institutional-management

Var39. Development of green and sustainable technologies
Var40. Use of renewable energy sources

Var41. Waste management and effective recycling

Var42. Environmental sustainability

Var43. Urban sewage system

Var44. Reform of environmental laws and regulations

Environmental
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Table 3. Primary analysis of matrix data and mutual effects of drivers

Indicator Dimension of ~ Number of The number  The number  The number  The number  Total  Degree of
matrix Repetition Zero of One of Two of Three fullness

Amount 44 2 1002 348 368 218 1936 91/45

Table 4. The degree of desirability and optimization of the matrix

Receptivity Influence Rotation
98 % 98 % 1
100 % 100 % 2

0"

LI BRaN |

c
l 4
G =
[l

D
[ >
I’
G
[

\o
(73




2
ay

1

9

}
) J
q

k)

9

&)

s

1F1-10Y Sl /Y 0 )b . 18 6550 . 1P lino 9 3l

Ol Ab 5 0 (58 0 5L

InNuential drivers

Fig. 7. Dispersion of drivers influencing the future
state of the community-led regeneration of Anjirab
neighborhood
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Table 5. The level of direct and indirect effects of drivers on each other

Rank Driver Direct Influence Driver Direct Susceptibility Driver Indirect Influence Driver Indirect Susceptibility
1 Varl6 437 Var29 494 Varl6 422 Var29 484
2 Var01 425 Var07 408 Var29 388 Var07 408
3 Var28 397 Var37 379 Var01 370 Varl4d 382
4 Var29 385 Var27 362 Var28 369 Var37 377
5 Var37 373 Var06 345 Var37 368 Varl0 355
6 Var09 322 Varl4 339 Var30 363 Varl3 343
7 Var30 322 Varl0 322 Varl3 324 Var27 334
8 Var02 316 Var04 310 Var09 319 Var06 331
9 Var33 316 Varl3 293 Var02 296 Varl6 316

10 Varl3 299 Var01 276 Var38 292 Var04 315
11 Var23 287 Varl6 276 Var33 288 Var30 311
12 Var04 264 Var09 270 Var04 284 Var08 291
13 Var27 258 Var02 258 Var07 282 Var09 285
14 Var07 253 Var30 258 Varl2 271 Varll 282
15 Var38 253 Var33 247 Varl4 271 Varl7 271
16 Varl2 247 Var08 241 Varl7 263 Varl2 268
17 Varl7 241 Varll 241 Var23 256 Var02 261
18 Var03 235 Varl8 241 Var08 252 Var01 243
19 Var08 230 Var23 241 Var03 252 Var38 227
20 Var34 230 Varl7 235 Var34 243 Var34 222
21 Varl4d 224 Varl2 230 Varll 242 Var26 215
22 Varl9 218 Var25 230 Varl5 237 Var25 209
23 Var2l 218 Var26 230 Var27 237 Varl8 207
24 Varl5 207 Var34 230 Varl0 229 Var03 206
25 Var20 207 Var31l 212 Varl9 207 Var31l 204
26 Var39 207 Var32 212 Var2l 204 Var33 199
27 Varll 201 Var38 201 Var06 195 Var23 196
28 Var06 189 Var03 195 Var25 179 Var32 195
29 Varl0 189 Var2l 166 Var20 178 Varl5 192
30 Var25 184 Varl5 161 Var31 168 Var36 175
31 Var40 166 Var36 161 Var39 167 Var28 171
32 Var31l 155 Var22 155 Varl8 146 Var35 158
33 Var32 155 Var20 149 \ar36 137 Var21 155
34 Var26 149 Var24 149 Var32 136 Var24 154
35 Var36 138 Var28 149 Var40 134 Var20 140
36 Var44 138 Var39 149 Var26 133 Var22 137
37 Varl8 132 Var44 149 Var22 132 Varl9 130
38 Var22 132 Var35 143 Var44 115 Vard4 120
39 Var42 132 Var41 143 Var42 114 Var39 115
40 Var4d3 126 Var4d2 143 Var05 113 Vardl 103
41 Vardl 115 Varl9 126 Var35 109 Var42 100
42 Var35 109 Var40 126 Var43 100 Var40 82
43 Var05 103 Var43 103 Var4l 97 Var4d3 76
44 Var24 97 Var05 28 Var24 96 Var05 31
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Table 6. Clustering of drivers influencing the future state of community- led regeneration of Anjirab neighborhood in
Gorgan

Type of Driver

Drivers

Influential .

Enhancement of land position and economic value

e Improvement of infrastructure facilities

e Attitudes and knowledge of urban managers

e  Strengthening the role of neighborhood councils
e Allocation of government budget

Dual Iy Attﬁctiﬁg?und_s for?egeneration

e Aligning plans with residents’ needs and lifestyles
e Engaging stakeholders in urban decision-making

e Organized local associations

e Emphasis on community-based regeneration in urban plans

e Enactment of specific laws for community-based regeneration

Regulatory -
Susceptible e Creating capacity to increase residents’ income
e  Attracting private investment
e  Ensuring residential security
e  Enhancing social capital
e Creating a foundation for private sector involvement
Independent e Reducing interest rates on residents' loans
e Exchange rate stability
e  Creating collective/public spaces
e Presence of a sense of place attachment
e Raising awareness of citizens' rights
e Attracting cultural industries
e Strengthening neighborhood identity and cultural characteristics
e Enhancement of urban appearance and landscape
e Distribution of urban land use
e Development of communication infrastructures
e Expansion of streets and improvement of the transportation system
e Application of rapid construction technologies
Mixed-use urban development
e Access to urban services and facilities
e Observance of urban principles and regulations
e Research and studies
e Strengthening and expanding urban resilience
e |ssuance of ownership deeds
e Balanced coordination between the judiciary and the municipality
e Public awareness of property acquisition laws and mechanisms
e Citizens’right to intervene in construction activities
e Development of green and sustainable technologies
e Use of renewable energy sources
e \Waste management and effective recycling
e  Environmental sustainability
e Urban sewage system
e Reform of environmental laws and regulations
Goal -
Risk e Enactment of specific laws for community-based regeneration
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Fig. 8. Direct relationships between variables (From
very weak to very strong)

Fig. 9. Indirect relationships between variables (From
very weak to very strong)
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Table 7. Key drivers affecting the state of community- led regeneration of Anjirab neighborhood in Gorgan

Rank
Drivers

Organized local associations
Attracting funds for regeneration
Attitudes and knowledge of urban managers

Emphasis on community-based regeneration in
urban plans

Bl W N

ol

Enactment of specific laws for community-based
regeneration

Aligning plans with residents’ needs and lifestyles
Strengthening the role of neighborhood councils
Enhancement of land position and economic value

©| o N| o

Allocation of government budget

Drivers (Direct and Indirect)

Direct Direct Indirect Indirect
Influence Susceptibility Influence Susceptibility
437 276 422 316
425 276 370 243
397 149 369 171
385 494 388 484
373 379 377 368
322 270 285 319
322 258 263 311
316 258 296 261
316 247 288 199
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