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This study aims to conduct a pathology of urban regeneration plans in the
historical fabric of Tehran and systematically explain their shortcomings
based on the approach of critical regionalism. In terms of objective, this
research is applied, and in terms of nature, it is descriptive-analytical,
utilizing a mixed-methods approach. The study population consists of
experts and specialists in the fields of urban planning, architecture and
restoration, urban regeneration, and urban management, alongside
stakeholders associated with the historical fabric of Tehran; the study
sample was selected using purposive sampling. Data were gathered
through document analysis of plans and regulations, field observations,
and collecting the perspectives of experts and stakeholders.
Subsequently, the components and dimensions of the pathology were
extracted, and their internal relationships were analyzed. The findings
indicate that in the examined plans, the most significant shortcomings are
primarily manifested in insufficient attention to place identity and
meaning, non-conformity with the spatial-historical structure, weak
mechanisms for stakeholder participation and consensus-building, as well
as a disconnect between approved objectives and implementation
requirements. The results demonstrate that employing critical
regionalism as an analytical-normative framework can provide a
foundation for revising the formulation and implementation processes of
urban plans, enhancing the alignment of interventions with contextual
characteristics, and ultimately increasing the efficacy and social
acceptability of regeneration programs in Tehran’s historical fabric.
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Extended Abstract

Introduction

Urban regeneration in historical fabrics is one of
the most complex challenges facing contemporary
urban planning, particularly in metropolises
whose historical cores embody layered sediments
of collective memory, cultural identity, and socio-
economic vitality. Tehran's historical fabric, as the
spatial repository of the city's urban civilization,
has undergone decades of fragmented
interventions that, despite stated objectives of
improvement, have frequently failed to achieve
sustainable outcomes. The persistence of physical
deterioration, identity erosion, uncontrolled
commercialization, and social displacement
testifies to a fundamental gap between the
formulated objectives of urban plans and the
contextual realities they purport to address. This
study posits that the principal deficiencies of urban
regeneration plans in Tehran's historical fabric
stem from insufficient engagement with the
theoretical and normative framework of critical
regionalism—an approach that simultaneously
resists nostalgic imitation of the past and uncritical
subordination to homogenizing global paradigms.
The theoretical underpinnings rest upon two
interconnected pillars: critical regionalism and
sustainable  urban  regeneration.  Critical
regionalism, articulated by Tzonis, Lefaivre, and
subsequently Frampton, emerged as a reaction
against the homogenizing tendencies of late
modernism and top-down comprehensive
planning. Unlike conventional regionalism, which
seeks one-to-one correspondence with vernacular
forms, critical regionalism advocates a dialectical
position mediating between local identity and
contemporary necessities. It regards context not
merely as a physical datum but as a multilayered
network of historical, social, economic, and

perceptual relations within which any design
intervention inevitably unfolds.

The discourse draws upon a broader tradition of
urban critique. Lynch demonstrated that citizens'
perception of urban space is contingent upon
mental structures and lived experience rather than
mere geometric configuration. Jacobs revealed
that functional diversity, moderate density, and
continuous pedestrian presence are indispensable
for urban safety and vitality—qualities eliminated
by monolithic modernist schemes. Rapoport
emphasized that urban form directly reflects
cultural, social, and behavioral systems, and
design devoid of such understanding produces
spaces alien to people's lifeways.

In the Iranian context, scholars such as Dana
Salem Mohammad examined critical regionalism
as a framework for analyzing architecture and
cultural context, while Roshan Azade identified
principles governing critical regionalism in
historical fabrics. Concurrently, research on urban
regeneration has proliferated, with Malek et al.
identifying four principal dimensions of
sustainable neighborhood regeneration, Safari et
al. analyzing structural indicators, and Ahmadi et
al. demonstrating the significant role of social
capital in regeneration success.

Research Methodology

This study is applied in objective and descriptive-
analytical in nature, employing a mixed-methods
approach. The qualitative phase involved
document analysis, field observations, and semi-
structured  interviews  with  experts and
stakeholders. Purposive sampling was employed,
with 10 experts selected based on expertise and
familiarity with the research topic. The
guantitative phase utilized a questionnaire
instrument, with reliability confirmed through
Cronbach's alpha (0.929). Friedman's test was
applied to prioritize identified components.
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Qualitative data were analyzed through open
coding, leading to extraction of key concepts and
categories organized into a comprehensive
checklist.

Findings and Discussion

The qualitative analysis identified seven principal
dimensions of pathology, each encompassing
multiple sub-components. The physical-functional
dimension includes building and infrastructure
deterioration, inadequate  urban  services,
inefficient design, and diminished environmental
guality. The historical-heritage  dimension
comprises threats to identity and authenticity,
inappropriate land-use changes, and uncontrolled
commercialization. The social-cultural dimension
addresses deficiencies in public participation,
erosion of social capital, weakened sense of
belonging, and escalating security problems. The
economic-financial ~ dimension  encompasses
inadequate financial resources, weak investment
attraction, and market pressures. The managerial-
institutional dimension highlights governance
deficiencies, absence of a clear executive model,
institutional disharmony, and legal-property
conflicts.  The  environmental-sustainability
dimension includes weak resource management,
reduced environmental quality, and lack of
standards.  Finally, the  value-conceptual
dimension emphasizes pathology as a roadmap
and the necessity of strengthening governance and
monitoring.

The quantitative analysis revealed that historical-
heritage and value-conceptual dimensions attained
the highest importance from experts' perspective,
while economic-financial and environmental-
sustainability dimensions received more diverse
evaluations with less consensus. This suggests that
although heritage conservation is seriously
acknowledged, further debate is needed regarding
how these objectives intersect with economic

development and environmental imperatives. The
analysis of internal relationships demonstrated
that economic weaknesses directly and indirectly
affect social participation and physical quality,
while absence of effective governance constitutes
a critical link in goal achievement. The nexus
between physical quality and cultural identity
proved highly sensitive and fragile.

Practical examination of three selected cases—
S (es.uStreet, Tehran Bazaar, and Negarestan
Garden—through photographic documentation
and checklist-based assessment revealed that most
physical, historical, and managerial components
are directly observable, whereas social and
participatory  dimensions  exhibit  tangible
deficiencies. This demonstrates that regeneration
plans, while successful in physical preservation,
require a more critical and participatory approach
to reproduce identity and cultural context.

Conclusion

This research concludes that the pathology of
urban regeneration plans in Tehran's historical
fabric, viewed through critical regionalism,
reveals fundamental shortcomings in attention to
place identity and meaning, conformity with
spatial-historical structure, stakeholder
participation mechanisms, and alignment between
approved  objectives and  implementation
requirements. The findings confirm that even with
technical and financial resources, institutional
disharmony and neglect of socio-cultural context
can lead to intervention failure. The study
advocates a paradigm shift toward a context-
sensitive, critical approach that neither succumbs
to nostalgic imitation nor embraces homogenizing
global models, but seeks dynamic equilibrium
between local identity and contemporary urban
necessities. This necessitates shared protocols
among urban management institutions, precise
documentation of historical values, capacity-
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building for local communities, participatory
design mechanisms, and integrated monitoring
systems. The proposed conceptual model provides
a comprehensive framework for analyzing and

revising urban regeneration plans, ultimately
enhancing their efficacy, sustainability, and social
acceptability in Tehran's historical fabric.
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