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Abstract

One of the most challenging issues raised in the last few decades is the issue of urban regeneration and solving
the challenge of disordered structures as well as improving the quality of life of the citizens of these areas.
Today, due to high construction costs and the lack of economic capacity of owners of deteriorated fabrics, one of
the methods of renovating and reconstructing these fabrics is the participation of public and private sectors.
Gorgan, like all the cities of Iran, is involved with a problem called the worn-out central and historical fabric of
the city, which is incompatible and incoherent with the new urban life and the characteristics of a modern city.
Therefore, the aim of this research is to identify the internal and external factors affecting the revitalization and
renovation of the deteriorated fabric in the central area of Gorgan city. The research method is descriptive-
analytical and its type is applied. Data collection is done through library and field studies. The statistical
population of the research includes all experts, specialists, managers, and professors in the field of geography
and urban planning, among whom 30 people were purposefully selected as samples for distributing the Delphi
questionnaire. Data analysis was performed using quantitative data and information with the help of (ARC GIS)
software and SWOT technique. Based on the results of interviews and questionnaire data extraction, the score
obtained from the evaluation matrix of internal factors is 1.87; this number indicates that weaknesses in the
region can overcome its strengths (1.87 < 2.5). Also, by examining the evaluation matrix of external factors and
the score obtained (3.04), it is concluded that opportunities will dominate the region's threats (2.58 < 2.5).
Therefore, according to the principles of strategic management, the strategic position of the studied region is
conservative strategies (WO).
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Extended Abstract

Introduction

Urban development has had significant spatial
consequences for cities, leading to many urban
fabrics, including deteriorated urban fabrics,
facing challenges. One of the most challenging
issues in recent decades is urban regeneration
and addressing the challenges of disordered
fabrics, as well as improving the quality of life
for residents in these areas. Various studies
conducted on old and historic areas in Iranian
cities, as found in relevant articles and books,
indicate that the approach to dealing with these
areas has mainly been based on preserving and
maintaining individual valuable structures,
with less emphasis on specific planning for
upgrading, revitalizing, and restoring social,
economic, and cultural life and enhancing the
quality of spaces in these areas. Without
inclusive planning, top-down approaches, and
without consulting and involving the people as
the main beneficiaries of the programs,
progress cannot be made. In this context,
Gorgan city, like all cities in Iran, suffers from
the presence of deteriorated and inefficient
central fabrics, prompting urban management
to provide new models tailored to the
conditions of each area or region to prescribe
an optimal method for upgrading and
revitalizing. Financial and economic problems
of residents, delayed government facilities
payments, and slow renovation progress have
led the private sector to engage in renovation
projects due to the vast potential of these
fabrics, as well as exemptions and facilities
granted by the government. However, the
involvement of both the public and private
sectors must be planned and managed in a way
that prevents people from feeling distrustful
and hopeless, requiring the definition of
specific mechanisms. Therefore, the aim of
this research is to identify the internal and
external factors affecting the spatial-physical
condition of deteriorated fabrics in the central
area of Gorgan city. The choice of Gorgan city
is due to its pioneering role in the field of
upgrading and revitalizing deteriorated fabrics,
with  discussions on  renovation and
revitalization entering into the operational and
executive  mechanism of  public-private
partnerships to some extent.

Methodology

The prevailing approach in qualitative and
guantitative research and the type of research
conducted in this study is applied. For data
collection, documentary-library and field
methods were used. In the field studies of this
research, an attempt was made to use
observation techniques and questionnaires.
Qualitative study was conducted using in-
depth  interviews  with  experts and
professionals in the field of deteriorated fabrics
to extract and identify strengths, weaknesses,
and threats. Then, a Delphi questionnaire
design was used with experts and
professionals. The population of this research
includes all experts and professionals,
managers, and university professors in the
fields of geography and urban planning, from
whom 30 individuals were purposefully
selected as samples for distributing the Delphi
questionnaire. Data analysis and quantitative
information were conducted using the (ARC
GIS) software and the SWOT technique.

Results and discussion

Based on the results of the interviews and
guestionnaire data extraction, the score
obtained from the internal factors evaluation
matrix is 87.1; this number indicates that the
weaknesses of the region can overcome its
strengths  (5.2>1.87).  Furthermore, by
examining the external factors evaluation
matrix and the score obtained (4.3), it is
concluded that the opportunities will prevail
over the threats to the region (5.2>2.58). These
results can be used in selecting strategies and
forming internal and external factors matrices.
By using the internal and external factors
matrices and establishing the scores of these
matrices, the strategic position is determined.
Since the total score of the internal factors on
the X-axis is 87.1, and the total score obtained
from the external factors on the Y-axis is 2.58,
according to the principles of strategic
management, the strategic position of the
studied region in the third quadrant of the chart
is determined, and in line with that, defensive
strategies (WO) will be chosen.

Conclusion

The ideal intervention method, or in other
words, the optimal approach to revitalizing and
renovating deteriorated urban fabric, requires
collective efforts from stakeholders in this
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field (citizens, urban management
(government),  experts, investors, and
contractors). A new structure needs to be
formed to establish a flawless revitalization
and renovation production line that can
effectively regenerate the urban landscape. In
addition to physical revitalization and
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