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The main objective of this research is to analyze the importance and performance of urban
regeneration indicators with an emphasis on environmental components in District 11 of the
Tehran metropolis. This study is descriptive-analytical in nature and serves an applied purpose.
Data collection was conducted via field surveys and library research. The statistical population
of this study consists of the residents of District 11, which, according to the census, has a
population of 308,176 people. Using Cochran's formula, the sample size was estimated to be
384 people, who were chosen at random from the area. The validity of the questionnaire was
confirmed by 15 experts in urban fields (urban planners and urban designers), and the
reliability was approved with a Cronbach’s alpha coefficient of 0.737. The collected data were
analyzed quantitatively using SPSS and Excel software. To determine the overall status of
urban regeneration indicators with emphasis on environmental components, a one-sample t-
test was used. To assess the importance—performance level of the indicators, the Importance—
Performance Analysis (IPA) technique was applied. Finally, after prioritizing the indicators
based on the IPA model, the internal relationships between the indicators were examined using
the DEMATEL multi-criteria decision-making model in order to identify the
interdependencies among them. The findings of this study indicate that, based on the results of
the one-sample t-test, the indicators related to water hygiene and adequate access to water, as
well as waste management and its efficient collection, are in a relatively more favorable
condition compared to other indicators. Furthermore, the analysis using the Importance—
Performance Analysis model revealed that indicators such as reducing environmental
pollutants, combatting noise pollution and improving living conditions and comfort, energy
efficiency and use of renewable energy, and effective protection and management of green
spaces and trees should be prioritized in policymaking and management actions due to their
high importance but low performance. In addition, the results of the DEMATEL model
demonstrated that the indicator reduction of environmental pollutants plays the most
significant role as both the most influential and the most influenced factor among the indicators
studied. Given its extensive impact and strong interconnection with other environmental
components, this indicator should be considered a central focus in urban regeneration planning
and policymaking in District 11.
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Extended Abstract

Introduction

In the last few decades, big cities in Iran have had
to deal with a lot of problems, including physical
decay, a drop in quality of life, and environmental
pressures (Poriamehr, 2021; Amanpour & Nasiri
Barm Elvan, 2024; Mousavi et al., 2025;
Bayramzadeh & Shahsavar, 2023). Tehran, being
the capital and the largest metropolitan area, is
particularly vulnerable. District 11 of Tehran,
with  high  population density, extensive
dilapidated fabric, and a shortage of green spaces,
is regarded as one of the most critical areas in this
regard (Ghanbari Mahalli & Sasanpour, 2020).
These conditions have intensified the need to
rethink urban development policies and have
highlighted the necessity of adopting innovative
approaches such as urban regeneration. Urban
regeneration, as a comprehensive and sustainable
approach, seeks to enhance the quality of life in
cities by improving social, economic, and
especially environmental indicators. Among
these, environmental indicators such as access to
green spaces, reduction of air pollution, waste
management, and energy efficiency play a key
role in improving the condition of deteriorated
neighborhoods. However, studies show that
evaluating the performance of these indicators at
the local level, particularly in challenging areas
like District 11 of Tehran, has received less
attention, and there is a significant gap between
macro-level  policymaking and effective
implementation at the neighborhood level.
Therefore, it is necessary to precisely assess the
performance of urban regeneration indicators with
an emphasis on environmental components in this
area in order to identify and implement optimal
strategies to optimize the regeneration process.
The results of this study can help better
understand the capacities and shortcomings and
provide a scientific basis for formulating more
effective policies in urban neighborhood
regeneration. Hence, the main objective of this
research is to examine the importance-
performance of urban regeneration indicators with
an emphasis on environmental components in
District 11 of the Tehran metropolitan area.

Methodology

This study is descriptive-analytical in nature
and serves an applied purpose. Data collection
was carried out through both field surveys and

library research. The statistical population of
this study consists of the residents of District 11,
which, according to the census, has a population
of 308,176 people. Based on Cochran's formula,
the sample size was estimated to be 384
individuals, selected through simple random
sampling across the area. The validity of the
questionnaire was confirmed by 15 experts in
urban fields (urban planners and urban
designers), and the reliability was approved
with a Cronbach’s alpha coefficient of 0.737.
The collected data were analyzed quantitatively
using SPSS and Excel software. To determine
the overall status of urban regeneration
indicators with emphasis on environmental
components, a one-sample t-test was used. To
assess the importance—performance level of the
indicators,  the  Importance—Performance
Analysis (IPA) technique was applied. Finally,
after prioritizing the indicators based on the IPA
model, the internal relationships between the
indicators were examined using the DEMATEL
multi-criteria decision-making model, in order
to identify the interdependencies among them.

Results and discussion

The findings of this study indicate that, based on
the results of the one-sample t-test, the
indicators related to water hygiene and adequate
access to water, as well as waste management
and its efficient collection, are in a relatively
more favorable condition compared to other
indicators. Furthermore, the analysis using the
Importance-Performance  Analysis  model
revealed that indicators such as reducing
environmental pollutants, combating noise
pollution and improving living conditions and
comfort, energy efficiency and use of renewable
energy, and effective protection and
management of green spaces and trees should be
prioritized in policymaking and management
actions due to their high importance but low
performance. In addition, the results of the
DEMATEL model demonstrated that the
indicator reduction of environmental pollutants
plays the most significant role as both the most
influential and the most influenced factor
among the indicators studied. Given its
extensive impact and strong interconnection
with other environmental components, this
indicator should be considered a central focus in



Saniei, An Importance—Performance analysis of urban regeneration indicators with ... 3

urban regeneration planning and policymaking
in District 11.

Conclusion

Urban regeneration, as a comprehensive,
purposeful, and ongoing process for improving
the quality of life in urban fabrics, holds special
importance for the sustainable development of
megacities. In this context, attention to
environmental components—due to their direct
impact on citizens’ health and the preservation
of natural resources—emerges as one of the
main pillars of regeneration. Tehran’s District
11, owing to its demographic and structural
characteristics and its location within a

deteriorated urban fabric, faces numerous
environmental challenges that require a precise
identification of related indicators and
prioritization of corrective actions.
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