Rahpooye Memari-o Shahrsazi
(Quarterly Journal of Architecture and Urbanism)
Vol. 5, No. 17, Spring 2026

Regeneration of Deteriorated Urban Fabric with a
Public-Private-People Partnership Approach: A Case
Study of Ferdowsi Neighborhood, Tehran'

Amirarsalan Haji Esfandiari?, Aida Baghery Beheshty?

Received: 2025-04-13, Accepted: 2026-02-07
DOI: 10.22034/rau.2026.2057790.1183

Extended Abstract

Deteriorated urban fabrics, often referred to as distressed or decayed neighbor-
hoods, represent one of the most pressing challenges facing contemporary ur-
ban management, particularly in developing countries such as Iran. These areas
typically exhibit a combination of inadequate infrastructure, substandard hous-
ing, insufficient public services, limited access to educational, healthcare, and
recreational facilities, and declining economic activity. Collectively, these defi-
cits contribute to social marginalization, reduced quality of life, and environ-
mental degradation. The persistence of such conditions not only undermines
urban sustainability but also poses significant obstacles to the equitable devel-
opment of cities. The complexities inherent in the management of deteriorated
urban fabrics require integrated approaches that combine physical, social, and
economic interventions with participatory governance.

Globally, urban regeneration has evolved significantly over recent decades. Ear-
ly interventions were largely physical and design-oriented, focusing on the re-
habilitation of buildings, streets, and public spaces. While these strategies im-
proved the physical environment, they often overlooked the residents’ needs,
local culture, and social dynamics. Consequently, many top-down initiatives
failed to achieve long-term revitalization or, in some cases, exacerbated social
inequities through displacement or gentrification. Experience from both devel-
oped and developing countries highlights the importance of integrating com-
munity participation, public-private collaboration, and context-sensitive plan-
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ning into urban regeneration frameworks. In the Iranian context, cities such
as Tehran have historically relied on government-led programs that emphasize
physical upgrading, often without sufficient engagement of local stakeholders.
This has limited the effectiveness and sustainability of regeneration initiatives,
particularly in historically significant neighborhoods with dense social networks
and cultural heritage.

The present study aims to address this gap by investigating the process of urban
regeneration in the Ferdowsi neighborhood of Tehran, emphasizing the role of
multi-stakeholder participation—including the public sector, private investors,
and local residents—in facilitating effective revitalization. The research objec-
tives are threefold: (1) to identify key factors that influence successful participa-
tion in regeneration initiatives; (2) to evaluate the relative impact of public and
private sector involvement on project outcomes; and (3) to propose practical
strategies and policy recommendations for enhancing participatory urban re-
generation in deteriorated neighborhoods. By focusing on Ferdowsi—a neigh-
borhood characterized by aging infrastructure, fragmented urban fabrics, and
diverse socio-economic groups—the study provides both theoretical insights
and practical guidance for urban planners, policymakers, and community ac-
tors.

Research Framework and Methodology

The study employs a mixed-method research design, combining qualitative
and quantitative approaches to ensure both depth and generalizability. Initial-
ly, a comprehensive literature review was conducted using documentary and
library-based research methods. This review encompassed theoretical frame-
works regarding urban regeneration, participatory planning, public-private
partnerships, and social capital, as well as empirical studies on neighborhood
revitalization in Iran and other countries. Core variables influencing participa-
tion were identified, including economic incentives, social cohesion, institution-
al capacity, governance transparency, and physical infrastructure quality.

Following the theoretical analysis, the research utilized a field survey to collect
primary data from stakeholders in the Ferdowsi neighborhood. Two distinct
groups were targeted:

1. Public sector participants, including 100 residents, local council representa-
tives, and municipal officials; and

2. Private sector participants, including 12 investors, developers, and construc-
tion professionals involved in local urban projects.

The survey instrument, a structured questionnaire, was developed to capture
multiple dimensions of participation, such as residents’ willingness to engage,
perceived barriers to involvement, expectations of government and private ac-
tors, and priorities for neighborhood improvement. Validity and reliability were
established through expert review, pilot testing, and Cronbach’s alpha analysis,
ensuring robust measurement of latent constructs.

Data analysis was performed using SmartPLS software via the Structural Equa-
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tion Modeling (SEM) technique. SEM allows for the investigation of complex
causal relationships between latent variables and provides a rigorous frame-
work for evaluating the relative contributions of economic, social, and physical
factors to participation outcomes. The model was tested for goodness-of-fit,
discriminant validity, and path significance to ensure that the derived conclu-
sions were both statistically reliable and practically meaningful.

Findings

The empirical analysis revealed several critical insights into the dynamics of par-
ticipation in urban regeneration:

1. Private Sector Participation: Private stakeholders, particularly investors and
developers, exhibited stronger influence over project implementation than
public sector actors. Economic considerations—such as potential returns on in-
vestment, cost-sharing mechanisms, and incentives—were the primary drivers
of private engagement. When combined with social and physical factors, private
sector participation significantly accelerated regeneration activities, including
building renovations, infrastructural upgrades, and commercial revitalization.

2. Public Sector Participation: While essential for legitimacy, public sector in-
volvement was often constrained by bureaucratic procedures, limited financial
resources, and insufficient coordination among municipal agencies. These lim-
itations reduced the capacity of public authorities to foster meaningful engage-
ment with residents and other stakeholders.

3. Community Participation: Residents expressed high levels of interest in par-
ticipating in regeneration projects but were often hindered by a lack of trans-
parent decision-making mechanisms, limited access to information, and weak
institutional support. Social cohesion, trust, and the perception of equitable
benefits emerged as key determinants of effective community involvement.

4. Economic, Social, and Physical Dimensions: Analysis indicated that the eco-
nomic dimension was the most influential factor for private sector participation,
whereas the social dimension—encompassing trust-building, communication,
and participatory decision-making—was critical for sustaining resident engage-
ment. The physical dimension, including infrastructure quality, accessibility, and
preservation of cultural identity, was essential for both residents’ satisfaction
and long-term project sustainability.

5. Integrated Participation Model: The study demonstrates that multi-stake-
holder participation, facilitated by clear governance structures, standardized
contractual arrangements, and collaborative platforms, significantly enhances
both the feasibility and effectiveness of regeneration projects. Coordination
among public authorities, private actors, and local communities enables the
pooling of resources, risk-sharing, and alignment of objectives, creating condi-
tions for sustainable neighborhood revitalization.

Policy Implications and Strategic Recommendations

Based on these findings, the study proposes a set of strategic policy recom-
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mendations aimed at improving urban regeneration outcomes in Ferdowsi and
similar neighborhoods:

e Institutional Integration: Establishment of inter-sectoral platforms that coor-
dinate activities among municipal agencies, private developers, and community
organizations, ensuring coherent planning and implementation.

e Economic Incentives: Providing tax benefits, low-interest loans, and land-use
incentives to encourage private investment while safeguarding equitable out-
comes for local residents.

e Community Empowerment: Conduction of participatory workshops, neigh-
borhood forums, and capacity-building programs to enhance residents’ knowl-
edge and skills, enabling informed decision-making and active engagement.

e Transparent Governance: Development of monitoring and evaluation frame-
works, including open-data platforms and participatory oversight committees,
to build trust and ensure accountability.

e Cultural and Spatial Sensitivity: Preserving local heritage and neighborhood
identity while improving accessibility, public spaces, and environmental quality.

e Collaborative Contracting: Introducing standardized partnership contracts
that clearly define stakeholder roles, responsibilities, risk-sharing arrange-
ments, and dispute-resolution mechanisms.

Conclusion

The study concludes that integrated participation involving the public sector,
private investors, and community members is essential for the sustainable re-
generation of deteriorated urban fabrics. Private sector engagement, when
complemented by strong public oversight and active community involvement,
can drive both economic revitalization and social cohesion. Nonetheless,
achieving such synergy requires continuous institutional learning, adaptive pol-
icy mechanisms, and robust governance structures capable of respond to evolv-
ing urban challenges.

Urban regeneration is therefore not merely a technical or architectural en-
deavor but a socially negotiated transformation that depends on the active col-
laboration of all stakeholders. The findings from the Ferdowsi neighborhood
provide a model for participatory urban regeneration that balances economic,
social, and cultural objectives, offering valuable guidance for planners and pol-
icymakers aiming to revitalize deteriorated neighborhoods across Tehran and
other Iranian cities.

Keywords: Urban regeneration; Public-private-people partnership; Community
participation; Ferdowsi neighborhood; Structural Equation Modeling; Sustain-
able urban development
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