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ABSTRACT 
Nowadays, urban areas are the most important parts of the city that have affected the 
evolution of life. While these sites have many latent capacities and abilities that if be 
actualize, they can be used as a driving force for urban development. In this regard, the 
importance of urban renewal in improving the physical environment conditions and the 
living standards of the public is recognized. And despite the intense criticism on modernity 
ideas many previous studies revealed that a lot of urban renewal projects failed to tackle 
the problems of urban decay and to satisfy affected parties, and brought the dilemmas and 
conflicts among the three domains: economy, environment and society. The objective of 
this research is to achieve a sustainable approach in planning urban renewal projects to 
identify the relationship between urban design considerations and the sustainable 
development objectives. On this basis an experimental model of stability testing of the 
modernization projects in three economic, environmental and social dimensions are 
evaluated in Mashhad city. In this study the questionnaire surveys to collect data from 
sample size of 380 and various statistical analyses such as Independent T-test, Pearson 
correlation, multiple regression and path analysis are used. Based on these findings, the 
variables in all three "economic", "social" and "environmental" dimensions were related 
rate of sustainability of urban renewal projects. From these variables, economic factors 
were more effective in increasing the sustainability of urban renewal projects. 
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INTRODUCTION 
 
 Urban renewal often referred to as a process that has been commonly adopted to cope with changing urban 
environment. In fact, in urban context, the main aim of New Urbanism is to emphasize on the basic principles of 
urban planning at the neighborhood scale and its unique consistency and align with contemporary world.Urban 
refurbishment with considering the neighborhood as a fundamental building unit is formed of all residential 
areas, with the aim to meet the needs of people in different fields. In this regard, managers and urban planners 
have concluded that a combination of physical considerations and urban spaces' architecture features along with 
good understanding of social relationships can affect the success of urban design (Teymoori, 2002).Urban 
renewal is conducted to achieve a number of goals especially for slum clearance (Steel and Slayton, 1965; 
Rothenberg, 1969; Rapkin, 1980; Taylor and Newton, 1985; Cuthbert and Dimitriou,1992; PLB, 1996; Lü, 
1997; Carmon, 1999; Chan, 2000; Ha, 2004). The Housing Act of 1937 of the US defined “slum” as “any area 
where dwellings predominate which, by reason of dilapidation, over-crowding, faulty arrangement or design, 
lack of ventilation, light, or sanitation facilities, or any combination of these factors, are detrimental to safety, 
health or morals” (Rothenberg,1969).Urban renewal is a complex process that has been commonly adopted to 
cope with changing urban environment, to rectify the problem of urban decay and to meet various 
socioeconomic objectives since Industrial Revolution (Couch, 1990; Adams and Hastings, 2001; Lee, 2003). 
However, many renewal projects completed are roundly criticized because they are not handled properly and 
have induced different social and environment problems (Rothenberg, 1969; Alexandre, 1992; Chui, 2003; Ha, 
2004).Hence, academia and municipalities have recently initiated a new approach in which the concept of 
sustainability is incorporated into urban renewal projects in order to create sustainable communities (Visic, 
1995; Peng, 1999; Alexander, 2000; Couch and Dennemann, 2000; Shutkin, 2000; Alker and McDonald, 2003; 
Rydin et al., 2003). At the beginning, the concept of sustainability/ sustainable development is mainly applied to 
global issue; however, the attention has recently shifted onto regional, city and neighborhood issues (Shutkin, 
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2000; Berek, 2002). As designing, building and managing a community through urban renewal is considered as 
one of the most important tasks at the local level, deciding how to apply sustainable concept to urban renewal to 
revitalize the communities is a matter of concern that should be properly addressed (Berek, 2002)When the 
concerned parties have been struggling to find some effective ways to transform such abstract concept into real 
urban renewal practices, previous urban design literature coincidentally argued that urban design could bring a 
wide range of economic, environmental and social outcomes, and good urban design could further improve the 
sustainable values  (Rowley, 1998; CABE and DETR,2001).It appears that urban design can effectively achieve 
sustainable redevelopment. However, little urban redevelopment literature attempts to combine the concepts of 
sustainability and urban design at the same time.Even though the interest in studying sustainable urban renewal/ 
urban regeneration and the value of urban design is growing around the world, these issues are being studied 
separately. Some researchers examine the concept of sustainable urban renewal/ urban regeneration 
approach.(Campbell,1996; Devuyst, 2000; Shearlock etal., 2000; PD, 2003) while others investigate the benefits 
delivered by urban design (Vandell et al., 1989; Couch, 1990; Rowley, 1998; Berke, 2002). Many of them have 
given their own examples of good urban design features which can enhance economic, environmental and social 
benefits of development projects, but no general agreement can be made on them. 
 
Literature Review:  
Sustainability/ Sustainable Development: 
2.1-Initiation of the Concept: 
 The origin of sustainable development concept can be traced to a series of worldwide environmental and 
social movements started in 1960s (Destate 2010:23). In 1972, the first United Nations (UN) Conference on 
Human Environment held in Stockholm acknowledged that the earth only has finite amount of scarce resources 
and therefore, the carrying capacity of the earth should not be exceeded. The energy crisis in the 1970s further 
aroused the global attention to the importance and urgency of environmental protection and resources 
conservation as the natural resources available for present and future generations were going to be exhausted 
(Jones and Clements-Croome, 2004).In 1980, the World Conservation Strategy published by the International 
Union for Conservation of Nature and Natural Resource (IUCN) also drew states‟ attention to the problems of 
“poverty, population pressure, social inequity and the terms of trade” happened over the world (Bentivegna et 
al., 2002). The strategy emphasized that interdependence relationship between environmental conservation and 
economic development should be considered and economic growth should be relied on maintenance instead of 
expense of natural resources.In 1987, the World Commission on Environment and Development (WCED) 
published an international report called “Our Common Future” which is also well-known as the Brundtland 
Commission Report. This report clearly defined sustainable development as “a development that meets the 
needs of the present generation without compromising the ability of future generations to meet their own needs” 
(WCED, 1987). Since then, the concept of sustainable development to safeguard the interest of generations had 
gained worldwide support and attracted global discussions. In 1992, this concept was strengthened at the second 
United Nations Conference on the Environment and Development (UNCED) held in Rio de Janeiro. 
 Sustainable development principles and the tasks securing sustainable development were laid down in five 
crucial documents namely Agenda 21, Rio Declaration on Environment and Development, Statement of 
Principles for Global Consensus on the Management, Conservation and Sustainable Development of Forests, 
Framework Convention on Climate Change and Convention on Biological Diversity (UNDESA, 1992; 
Mottershead, 2004). Afterwards, subsequent Earth Summit review meetings i.e. Earth Summit Rio +5 and 
World Summit on Sustainable Development (WSSD) Rio +10 were held in New York and Johannesburg 
respectively, and the focus of attention was not primarily put on environmental sustainability but shifted to 
“promote economic and social development while preserving and protecting the environment” (UN, 1997; UN, 
2002; Elliot, 2006). Apart from revisit of the focus of international sustainable development, the meetings also 
offered an opportunity for different countries to review their achievement at global, regional and local levels, to 
evaluate the effectiveness of allied implementation plans, and to make necessary adjustments (Mottershead, 
2004). 
 
 
2.2-Major Components of Sustainability Concept: 
 In the following part, a brief introduction to each of 3 foremost elements of sustainability concept i.e. 
economic development, environmental quality and social equity, and their interrelationship is provided. 

 

 

2.2.1Economic Development: 

 The condition of economy has direct impacts on social well-being. Poor economy probably leads to 

business closure, a high level of unemployment, an increase in crime rate, etc. The quality of life of the public 

further deteriorates during economic recession. Consequently, every municipality aims to sustain long-term 

economic growth to retain acceptable living standard of the citizens (Couch, 1990; Spangenberg, 2005). 

Sustainable return on investment, increase in land, property or rental values, wealth accumulation, presence of a 
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variety of services, employment creation and generation of new economic activities are some features indicating 

continuous economic development (Shearlock et al., 2000; Lee, 2003). 

 

2.2.2-Environmental Quality: 

 Destruction and depletion of natural resources such as forest, soil, water, air and fuel would adversely affect 

the human life of current and future generations. In order to avoid negative impacts on global environment, 

measures for preserving natural resources are required. For instance, consumption of resources and waste 

production have to be minimized(Pincetl, 2001),and use of renewable resources has to be promoted 

(Estes,1993).Sources that probably pollute the environment and lead to global warming/climate change problem 

have to be suppressed, and measures protecting habitat and species have to be taken (Shearlock et al., 2000). In 

addition, provision of open spaces, tree planting, and landscape gardening are some examples of green design 

adopted to restore the health of the ecosystems (Shutkin, 2000; Pincetl, 2001). 

 

2.2.3-Social Equity: 

 Equity is a fundamental and essential dimension of social sustainability (Chiu,2002). Equity does not mean 

that everybody can have exactly the same amount of resources as each individual has his/her own desires and 

abilities. As discussed by Pincetl (2001), social equity mainly implies consideration of the social, cultural and 

spiritual needs of various social groups to ensure that a more efficient and equitable allocation of limited 

resources can be achieved. It also means that distribution of public benefits and burdens is fair, and disparities in 

wealth accumulation and living quality amongst groups are kept to a minimum (Shutkin, 2000). Provision of 

housings, public facilities and amenities, and enhancement of health, security, cohesion, diversity and the 

quality of life for all parties regardless of their incomes and social status is another example to attain social 

equity. To ensure that the voices of the public are heard by the decision makers for sustainable urban 

development, community participation is encouraged (Barnett, 1995; Pincetl, 2001; Berke, 2002; Vallance et al, 

2011). Even though a variety of definitions and considerable debates about the Sustainability/Sustainable 

Development are present (Table1), it is generally accepted that “sustainable development” considering 

economic, environmental and social aspects is beneficial to the well-being of current and future generations. 

Hence, the concept of sustainability is interpreted here as integration and balance of the 3 fundamental domains 

i.e. economic development, environmental quality and social equity, through an on-going process of change and 

adaptation, to fulfill inter-generation and intra-generation needs.(Sharma,2003;Adams,2008)According to Berke 

and Conroy (2000) and Shearlock et al. (2000), the most effective way to achieve sustainability is to reach the 

overlapping areas of 3 circles representing different elements (Figure 1).  

 
Table 1: Example definition of sustainable development since 1987. 

Definition- Sustainable development is: Source 

"….a process of change in wich the exploitation of resources,The direction of investment,the 

orientation of technological Development,and institutional change are all in harmony and 
enhance both current and future potential too meet human needs and aspiration." 

 

"…a stategy that manages all assets,natural resources and human resources.as well as 
financial and physical assets,for increasing long-term wealth and wellbeing.' 

 
"… a dynamic process in wich communities anticipate and accommodate the needs of current 

and future generation in ways that reproduce and balance local social, economic and 

ecological system, and link local actions to global concerns." 
 

Where human development goals are achieved based on society metabolizing natural 

resources into waste no faster than nature can convert the waste back into resources. 
 

Where human production and consumtion system.such as agriculture.transport and energy 

generation,function within ecological boundaries. 
 

"…development that promotes the capabilities of present people without compromising 

capabilities of future people without compromising capabilities of future generation." 

 

WECD(1987:46) 
 

 

 
 

Repetto,cited in Pearce et al.(1990:4) 

 
 

Berke and Conroy 
(2000:23) 

 

 
 

Moran  et al. (2008) 

 
 

 

Meadowcroft(2009) 

 

 

Lebmann and Rauschmayer(2013:97) 

Sources: Holmes et al., 2015 
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Fig. 1: Relationships among 3 Sustainable Development Objectives. Sources: Berke and Conroy, 2000;     

      Shearlock et al., 2000 

 

2.3-Sustainable Urban renewal:”  

 In recent years, many international meetings and conferences were held to discuss the future direction of 

global urban development. Meanwhile, various documents, declarations and convention were made to put the 

notion of sustainability into reality (UN, 1997; Lai, 2002; UN, 2002; Hong Kong SAR, 2004; Mottershead, 

2004). 

 As mentioned before, urban renewal projects can improve the built environment and the quality of life of 

the citizens to a certain extent. However, they may impose negative impacts on social, economic and 

environmental domains of the communities when they fail to strike a balance among those aspects (O‟Flaherty, 

1994; Bentivegna et al., 2002; Ng, 2002; McLaughlin, 2003). As discussed by Tang (2002), property-led urban 

regeneration approach solely to refurbish the physical condition of the city prohibits sustainable growth of the 

community.To minimize the deficiencies in the urban renewal projects, a sustainable approach is necessary. 

Such approach is intended to be developed by applying the concept of sustainability to urban renewal, a major 

local issue that draws a great attention from the public. It is because the literature mentioned in previous section 

proves that applying this global concept to local issue at city level can meet various objectives and produce 

positive outcomes (Campbell, 1996; Devuyst, 2000; Leeming, 2000; Shearlock et al., 2000; PD, 2003). The idea 

of merging sustainability concept into urban renewal process to secure long-term economic, environmental and 

social well-being of the public can be represented by the terms “sustainable urban renewal” or “urban 

regeneration”(Ng et al., 2001). Thus Urban renewal sustainable has got several components, such as social 

component which revives social cohesion or communities, economic component which uses physical renewal to 

revive the economic market of a place or perhaps component where the arts are used to restore vibrancy and life 

(Palmer, 2008).The accepted general meaning of sustainable development is a balance among economic, 

environmental, and social equity concerns. Sustainable development draws from five intellectual traditions: 

carrying capacity, fitness, resilience, diversity, and balance (Neuman, 2003).Carrying capacity refers to the 

ability of natural and man-made systems to support the demands of various uses and inherent limits in the 

systems beyond which change cannot be absorbed without producing degradation or irreversible damage 

(Godschalk &Parker, 1995). The World Conservation Union (1991) defines sustainable development as 

„improving the quality of human life while living within the carrying capacity of supportive ecosystems‟. 

Carrying capacity persists as a mainstream definition of environmental planning for sustainable development 

(Beatley, 1995; Rees, 1996). The concept of carrying capacity became popular because it used factors that are 

easily measured and assessed. However, measuring capacity at a single point in time goes against the notion of 

sustainability as process (Neuman, 2003).Fitness has a tradition in biology. Fitness implies an evolutionary 

process marked by the mutual interaction between species and environment (Neuman, 2003). Landscape 

architects and environmental planners endeavor to fit built structures and developments into natural landscapes 

without disrupting ecological systems irreparably (Ashby, 1978). Lynch (1981) measured people‟s perceptions 

about the quality of their environment in relation to the spatial, physical city and elucidated the connection 

between urban form and local culture.Resilience is a process of adjustment through interaction, as is fitness 

(Ashby,1978).However, instead of asking how well does an organism or activity fit into a given ecosystem or 

social community, resilience asks how well does a place absorb the presence of an organism or activity 

(Neuman, 2003). The modern city planning movement partly derives from the idea of resilience. In the late 19th 

century the urban expansion, tenement improvement, and civic hygiene movements in Europe and the United 

States diagnosed large cities as ill and not fit to live in (Neuman, 2003). Professionals proposed solutions to let 

in more light and air and to better treat wastes – that is, to make cities more resilient to the impacts produced by 

crowding (Hall, 1988).Diversity refers to preserving biological diversity via environmental protection.Diversity 

also implies both the variety of members in a community and the positive disposition of members in relation to 
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one another (Neuman, 2003). In urban planning it may take the form of multiple and mixed land uses instead of 

a single use. Likewise it is construed as promoting social diversity by inclusionary zoning that accommodates a 

range of incomes. Diversity has become a pervasive and persistent feature of sustainability debates (National 

Research Council, 1999).Balance refers to balancing the natural environment with human development. The 

Brundtland Report (WCED, 1987) stressed a balance between development and environment, and between 

present and future generations. Thus a real sustainable urban renewal has to address 3 dimensions namely 

economic renewal, environmental renewal and social renewal (Figure 2) 

 

 
 

Fig. 2: Sustainable Development Objectives achieved in Urban Renewal Process 

 

3. Aims of the study: 

 The purpose of this study was to develop a theoretical and conceptual framework for a sustainable urban 

renewal approach that is built on the relationships between urban renewal, sustainable development and urban 

design, and the interplay of various urban design principles and corresponding design considerations. The 

second aim was to examine the characteristics of the urban (re)development in Mashhad city in Iran. A third 

purpose to establish a feasible assessment model - Sustainable Urban Renewal Project Assessment Model 

(SURPAM) by means of perception surveys, expert judgments and statistical analyses for advocating 

sustainable urban renewal. 

 

 4. Research Methodology: 

 In this research descriptive and analytical methods are used and some criteria such as the real and objective 

characteristics of environment according to the specific conditions of theoretical studies have been selected. 

Sample size selection is one of the most important issues in the field researches. According to Cochran Formula 

and considering the population in Mashhad a sample of 380 people is obtained. Using all documented and 

available information as field research and statistical analysis, a questionnaire was prepared and then distributed 

between 380 people, of both genders, male and female, aged between 15 to 65 years, and all of them were 

randomly interviewed. Data were valued using 5 point likert scale range. Applications such as Excel and Spss 

were used in the analysis of data. The response rate was 100% 

 

Environmental indicators: 

 Human through social - cultural relations gives form, function and importance to space and organizing the 

space, in turn, leads to the transformation of these relations. Therefore the build and design of urban spaces 

affect the process of social life and must be physically and mentally be effective for citizens (Seifaie, 2005, 76) . 

In this regard the considerations urban renewal plans in order to achieve a sustainable environment includes the 

proper use of natural resources, reducing pollution and support the urban environmental landscapes, and 

measures related technologies such as noise pollution control or maintain the air quality at acceptable standards 

could have positive effects on the environment. It should also be noted that, harm to natural environment 

increases when development intensity increases (Tang and Lam, 2000). One of the effective means to limit 

development intensity and reduce its negative effects on ecosystems is considering the spatial arrangement of 

buildings and streets and factors such as density control, height and appropriate access (Lim and Leung, 2000). 

There is a broad consensus that, in areas of regeneration, standards of external appearance, cleanliness and 

safety are improved (Page and Boughton, 1997; Jupp, 1999; Beekam et al., 2001). Upgraded housing and 

„image construction‟ have also contributed to significant improvements in residents‟ overall satisfaction with 

their areas (Lawless, 2006; Rhodes et al., 2005). Natural landscape and open space are important to protect 

urban ecology and improve overall environmental quality (Nevter and Beser, 2003). Upgrading local 

environments can generate positive externalities and establish an upward spiral of improvement which 

eventually turns run-down neighbourhoods into more attractive to live and invest in places (Turok, 1992) 
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Economic indicators: 

 The interpretation of sustainable development along purely economic lines is a common theme within the 

regeneration literature, and the ambiguity of the term is often depicted as enabling the economic agenda. Couch 

and Dennenmann‟s (2000) study of the regeneration of a inner-city area in Liverpool found that economic 

aspects were prioritised over social and environmental concerns and that economic regeneration and more 

precisely property development were the main driving forces regenerating the area, while Raco‟s (2003) study 

of Reading found a similar bias towards the economic, this time articulated through the concept of growth. 

Parallel research also noted that regeneration budgets had failed to focus on the roots of economic deficiency 

such as for example long-term unemployment and neglected to boost enterprise and skills which would have 

helped broader economic outcomes (Hayman, 2009)In this regard, urban design creates jobs by attracting new 

business and retaining contemporary companies in a particular area , establishment or preservation of different 

economic activities secures employment of the citizens(Eberhard et al., 1998). Montgomery (1998) pointed that 

the types of activity available in an urban area can affect the performance of its local economy. A vibrant city 

contain diversified activities can attract different groups of people to spend time and money.When the time pass, 

the political environment and economy of a city, technology level, and demands of the citizens change. 

Buildings and provisions within a development, that do not cater for changing needs, may become obsolete even 

though their service lives have not yet expired. To optimize full utility values of individual buildings and their 

facilities, and avoid premature replacement, the building and urban forms should be highly adaptable. 

Adaptability to changes is vital to social development. Investment returns can be maximized if the cityscape and 

the provisions inside can be altered rapidly to meet varying market demands and take advantages of unexpected 

business opportunities. Therefore, investors are willing to price higher for the building and site layout with 

higher flexibility to address changing circumstances (Rowley, 1998). It may be the case that such a „negative‟ or 

„aggressive‟ gentrification process may be experienced by large and „fashionable‟ cities and so it is less likely to 

be found in areas of low demand housing, where instead area gentrification could be perceived as a positive 

phenomenon (Butler, 2007). Power calls this „low level gentrification‟, a process of improvement that integrates 

new residents within the existing urban frame by reclaiming spare spaces whilst organically improving them, in 

sharp contrast to extreme gentrification which displaces existing residents (Power, 2009b).She also argues that 

„gentrification is the inevitable price of success‟ in the rebirth of run-down inner-city areas (Power and 

Houghton, 2007) Rehabilitation creates economic benefits as time and cost of the owners and communities 

incurred to improve existing conditions are much lower than new construction (Pearce et al., 

1996).Arrangements facilitating future maintenance and management of buildings, facilities and spaces are 

essential to a development as they provide incentives to the management staff to conduct routine maintenance 

and management works.Routine maintenance reduces the deterioration rates of the structures and their facilities, 

and lowers the operation and future repair costs (Miles and Syagga,1987; Matulionis and Freitag, 1991). 

 

Social indicators: 

  Built environment affects social well-being. However, achieving social sustainability for a city always goes 

beyond the manipulation of the physical environment and has direct relationship with intangible values of the 

community, and psychological and emotional need of public. Provisions of various types of amenities are vital 

to a society.  Public facilities such as schools and medical centers cater for basic needs of the citizens 

(Rothenberg, 1969) while others like sports facilities and community centers offer venues for holding different 

leisure activities. To look after vulnerable groups such as disabled, elderly and children within a community, 

special provisions should be readily available for their uses. From this perspective, social processes that changes 

proportional to the development of mental and environmental factors, and affect the ability to attract people in 

public space should be considered by urban planners in preparing urban projects.  Help to build more cohesive 

societies along with above mentioned items is one of the main priorities of urban renewal projects. Research 

shows that urban regeneration intervention has an overall positive impact on areas with poor community 

cohesion through promoting more interaction among different resident groups (SDC, 2007; Audit Commission, 

2008a) In late 1990, the increase in social interactions and decrease social inequalities in order to deal with the 

disintegration of communities were considered by governments. The process that is effective in creating 

sustainable urban communities.  Empirical evidence also shows that the attention to the principles of the 

composition of communities in addition to the reduction in social - behavioral malformations, crime and will 

attract and retain families in cities (Tunstall andFenton, 2006; Silverman et al., 2006) and the right combination 

of society can be seen as a description of the "sustainability" terms and reflect the community's capacity to meet 

the needs of residents during the time (Kearns and Turok, 2006). Public participation is another matter of 

concern during urban design process. When a development is conducted without working with the local 

community, the public is not likely to react favorably (Barnett, 1982). On the contrary, when the residents are 

involved in planning their communities and decision making process, the outcome of the urban design is very 

likely to meet their needs and desires (Rydin et al.2003). In this way, the confrontation and social oppression are 

minimized and the senses of belongings of the citizens are enhanced (Inam, 2002). It should be noted that the 
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indicators of sustainable urban renewal could be examined according to theoretical studies and real and concrete 

conditions and characteristics of the desired range and then we can adopt a suitable framework to deal with 

problem (Figure 3). 

 

 5. Study area: 

 Iran, in southwest Asia, is located between the Caspian Sea in the north and the Persian Gulf in the south, 

and it covers an area of 1.6*10
6
 km

2
 (SCI, 1991). This climatic variation has been the main cause of different 

urban environments, cultures and different ways of life throughout history (Kamiar, 1988).The Iranian case 

study is Mashhad, capital of the khorasan province in the Northeast region of Iran. Mashhad   is categorised as a 

Metropolitan city (300km
2
) with a population of just over 2,000,000 people. (Rahnama, 2010)Mashhad  in terms 

of geographical location located at latitude 35 degrees 43 minutes north and longitude 59 degrees 37 degrees 7 

minutes and 3 minutes to 60 degrees 38 minutes East (Shah Mohammadi, 86: 2007). The citi's population 

density of 129.6 people per ha and the family size is 3.43 people that in terms of family members is 

approximately equal to whole city (3.42) (statics of Mashhad, 21; 2012). The statistical sample consisted of 236 

males (62%) and 144 women (38 percent) that in terms of education, 67% have degrees higher than diploma and 

the rest were under diploma. The age range belongs to age groups between 18 and 35 years. According to 

frequency and the results obtained from the questionnaire, most of the audience that use of study spaces are 

young peoples. (Figure 4) 

 

 
 

Fig. 3: Experimental model to measure the sustainability of urban renewal schemes.  

 

6. Results: 

 The scaling method has been used to quantify experimental model used in the study area (Becker, 2000), 

such that, the average rate of sustainable urban renewal of any three categories of its constructive standard, 

namely environmental, social and economic aspects were obtained from the lowest level of the model and one-

sample t-test was used to achieve the sustainability status of urban renewal in terms of inhabitants. Thus the 

mean of sustainable urban renewal in the study area was 3.1 (table2).also five-point Likert- type scale between 1 

and 5 was used (1 = totally agree…5 = totally disagree). Thus, number 3 obtained as theoretical mean of 

answers and the mean scores obtained were compared with this number. According to the results of table 2, it 

can be seen that the mean score is 3.1 this means that the rate of urban renewal with a focus on sustainability 

issues is evaluated in a medium level.  
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Fig 4: Location of the study area (Asia-Iran, Mashhad). 

 
Table 2: T test results of sustainable urban renewal from the perspective of residents and its constructive standards.  

T
es

t 
V

al
u
e 

=
 3

 

N Sd Mean Fundamental domains 

380 .29 3.1 Sustainable urban renewal 

380 .48 3.15 Economical Sustainability 

380 .35 3.16 Environmental Sustainability 

380 .47 2.9 Social Sustainability 

  ( source :The authors) 

 

The status of sustainable urban renewal in terms of residents range to separation of its constructive standards: 

 The one sample t-test was used to obtain the status of sustainable urban renewal in each of the desired 

criteria. During investigating the status of independent variables than theoretical mean, the variables of Business 

activity- House prices- Moving patterns -Green open space-Services and facilities in general-Access to school -

Public transport-Waste recycling  were higher than average and among these, 8 criteria (Income, Housing 

affordability ,Sense of community,the ability to repair, Access to GP/ health services, tend to sustainability, 

NGOs, partnerships, Energy use ,Water use and green design) from 21 selected criteria for this study have not 

good situation (Table 3). 

 
Table 3: the statue of the sustainable urban renewal according to the item and variables.  

Variables/ Item Mean Std. Deviation Score 

Economical  Sustainability 

Local jobs 
Business activity 

House prices 

Income 
Housing affordability 

Social Sustainability 

Moving patterns 
Sense of community 

Crime and safety 

LA services 
Partnerships 

Environmental  Sustainability 

Housing and area conditions 
Housing state of repair 

Satisfaction with own home 

Green open space 
Services and facilities in general 

Access to school 

Access to GP/ health services 
Public transport 

Energy use (energy efficiency) 

Water use (water saving) 
Waste recycling 

3.15 

3.07 
3.8 

3.54 

2.35 
1.96 

2.9 

3.56 
2.6 

3.2 

3.11 
2.38 

3.16 

3.09 
2.5 

3.29 

3.82 
3.62 

3.91 

2.84 
3.72 

1.52 

2.98 
3.52 

.47 

.55 
1.1 

.93 

1.21 
.29 

.47 

.61 

.82 

.67 

.95 

.66 

.35 

.49 
1.28 

.55 

1.95 
.61 

.59 

.74 

.64 

1.01 

.55 

.86 

Medium 

Medium 
High 

High 

Low 
Low 

Low 

High 
Low 

Medium 

Medium 
Low 

Medium 

Medium 
Low 

Medium 

High 
High 

High 

Low 
High 

Low 

Low 
High 

 (source: The authors). 
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Examining the relationship between sustainable urban renewal factors: 

 Correlation between the factors influencing with sustainable urban renewal, according to information 

obtained from the results of Pearson test by SPSS software in Table 4 show that among the economic aspects of 

the research model, there is a significant relationship between variables of income levels, House prices and 

Business activity with the residents' attitudes about the success of modernization projects (with 99% confidence 

intervals).  

 
Table 4: The results of the Pearson correlation coefficient between the approach of sustainable urban renewal. 

Variables/ Item Pearson Correlation Significance N Cronbach's Alpha 

Economical  Sustainability 

Business activity 

House prices 
Income 

Social Sustainability 

Moving patterns 
Sense of community 

Crime and safety 

LA services 
Partnerships 

Environmental  Sustainability 

Housing and area conditions 
Green open space 

Services and facilities in general 

Access to school 
Access to GP/ health services 

Public transport 

.612 

.593 

.384 

.397 

.703 

.338 

.579 

.627 

.440 

.202 

.677 

.556 

.509 

.513 

.337 

.444 

.521 

** 

** 

** 
** 

** 

** 
** 

** 

** 
** 

** 

** 
** 

** 

** 
** 

** 

380 

380 

380 
380 

380 

380 
380 

380 

380 
380 

380 

380 
380 

380 

380 
380 

380 

.701 

 

 
 

 

.77 
 

 

 
 

 

 
.79 

 

 
 

 

Notes: 
Positive coefficients indicate that protected areas alleviate poverty or increase rice harvests, whereas negative coefficients indicate that 

protected areas exacerbate poverty or reduce rice harvests. 

ns= not-significant.   
* Significant at P < 0.05. 

** Significant at P < 0.01 

 

The internal consistency of the scales was also analyzed calculating their Cronbach’s alphas: 

 In social dimension all of selected variables have shown significant relationship with sustainable urban 

renewal and in this dimension the security variable has the highest correlation. Among the environmental 

variables six variables includes the quality of public transport, access to healthcare facilities, access to 

educational center, provision of public facilities, green space and design features and the conditions of residence 

have a relatively strong relationship with sustainable urban renewal independent variables. Among them, the 

conditions of residence are the determinant factor.  After making sure of the existence of relationship between 

variables, multiple regression test was used determine the rate of this relationship. This study showed that all 

four factors, economic aspects, social aspects, the services and man made environment have positive impact on 

sustainable urban renewal process (Table 5). 

 
Table 5: Linear regression. 

 
 

Independent   variables 

 

Unstandardized 
Coefficients 

Standardized 
Coefficients  

t 

p-value 

Sig. 
B 

Std. 

Error 
β 

Economical  dimensions .335 .017 .560 19.44 .000 

Social   dimensions .305 .022 .495 14.08 .000 

Servise .122 .022 .215 5.681 .000 

Built  Environment .068 .009 .247 7.827 .000 

a. Dependent Variable: sustainable urban renewal , R=.950 .R square=0.903  , F = 321.155 *** 

***  p-value < 0.01; * quadratic form 

 

 According to the findings, the output model to better understand the results obtained using path analysis 

(Fig. 5). Prioritization listed in Table 6 shows that the economic dimension of the research has the top priority 

and variables such as Social dimension, services, and Built environment have other priorities.  

 

7. Discussion and Conclusions: 

 The importance of the sensing the sustainability in its various dimensions, especially in the urban renewal 

process can assist planners in order to improve the habitat, especially if a significant part of this evaluation 

assigned to review attitudes of residents to this. The issue that causes programs and projects be closer to the 

realities and needs. In this regard, the present study is conducted to assess the sustainability of urban renewal 

projects using hierarchical model framework from its building blocks that was completed using questionnaires 

technique that randomly distributed among the 380 people residing in Mashhad city. Standards in the social , 
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economic and environmental dimension using 5 spectral items were valued and statistical analysis was 

performed using SPSS software. The results showed that in Mashhad city the sustainable urban projects in terms 

of having  economic, environmental, social facilities and services and considering the size and scale of the study 

area and special features of the region such as proximity to the shrine Razavi and regional population and 

density features is in an average condition ( 1<3.1<5). This reflects the fact that the area in residents view is in 

inappropriate condition. In the social stability, there is a low level of desire for survival, citizenship power and 

the presence of NGOs and participation (1<2.9<5). Thus, it seems that some measures to make ensure sense 

should taken by urban managers and planners so the residents be able to play a role to improve their living 

conditions. With this approach, managers acts according to domestic and urban needs as well as culture and 

habits of each location and also considering the permanent change in modern cities and its citizens. An approach 

that by involving people in the fate of city and using collective wisdom, can strength the sense of belonging to 

the place they live and move toward the social justice and comprehensive development (sustainability).In 

another aspect of this study it determine that the economic dimension has Medium level ( 1<3.15<5). According 

to the response of people the Income, Housing affordability in the study area is low. According to research 

findings many of the residents of the area are placed in middle or bottom deciles income. So it is requires that in 

development programs and projects an special importance gives to create and enhance the economic potential of 

the region by increasing job skills, access to finance along with strengthening economic – family foundations, 

provision of adequate, affordable and safe shelter with basic services and infrastructure and providing job 

opportunities. Such design creates jobs by attracting new business and by preservation of certain activity in an 

area secures and improves employment of citizens. It should be noted that from an economic standpoint as well 

as enabling residents to spontaneous renovate and minimal reliance on upstream financial resources is of 

particular importance. Also environment dimension was considered in this study. The results showed that this 

factor has a better situation than other research model factors (1<3.16<5).among environmental and physical 

factors accesses to Public transport ,services  and  facilities  were above average and green design, access to GP/ 

health services  have not suitable conditions and faced with the problem and scarcity. Therefore it seems that the 

physical neighborhood and its environmental characteristics such as scale, functionality, aesthetics, urban 

spaces, bond form and relationship of a region with entire city, permeability, internal and external network 

access and how to transplant or adapt to mass should give more attention and thus civil life and a sense of 

belonging and participation of the public and implementation of renewal projects be strengthened (Teymoori, 

2006). Another result of this research, using statistical analysis related to the correlation (Pearson) shows that 

there is significant and positive correlation between effective dimensions in sustainability of urban renewal, 

most of the selected indicators relating to the status of sustainability of urban renewal in Mashhad (if the 

obtained correlation value be less than 5%, the result is significant) and according them we can judge about 

them (table 4). For example, we can say that most of social indicators that affect the sustainability of urban 

renewal projects (r = 0.703) and all selected indicators in this dimension, including security, social belonging, 

desire for survival, citizenship power  and participation have strong and significant relationship with the 

sustainability of urban development projects. Also according to the output of multiple regression analysis it 

revealed that coefficient of determination adjusted for the variables entered to research model is (R square = 

0.903), which suggest that 90% of the variance and vibrate changes of sustainable urban renewal are predict and 

evaluate by equation variables ( social, economic, services and man made environment dimensions) and the rest 

of these changes  ( 10%) oriented from dependent variables related to the impact of external factors that is 

known as the square of error quantity, e2. The results of multiple regression analysis of mentioned variables can 

be written in standardized and mathematic form as follow: 

 
Table 6: prioritization of independent variables on sustainable urban renewal in Mashhad.  

Variables/ Item Direct Effect Indirect Effect Total Effect rank * 

Economical  Sustainability 

Business activity 
House prices 

Income 

Social Sustainability 

Moving patterns 

Sense of community 

Crime and safety 
LA services 

Partnerships 

Built  Environment 
Housing and area conditions 

Green open space 

Services 
facilities 

Access to school 

Access to GP/ health services 
Public transport 

.56 

.593 

.384 

.397 

.49 

.338 

.579 

.627 

.440 

.202 

.24 
.556 

.509 

.21 
.513 

.337 

.444 

.521 

.o7 

.31 
.286 

.233 

.08 

.142 

.191 

.153 

.230 

.158 

.08 
.104 

.211 

---- 
.05 

.053 

.056 

.058 

.63 

.90 

.67 

.63 

.57 

.48 

.77 

.78 

.67 

.36 

.32 

.66 

.72 

.21 

.57 

.39 

.50 

.58 

1 

6 

8 

12 

3 

2 
5 

14 

7 
4 

10 

13 
11 

9 
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                  Notes: Effects, Example for Economical Sustainability ▫Direct = .56▫Indirect = .o7 ▫ Total effect (.56+.07) = .63 

                 Further back in the model it gets more complicated Business activity                                            

              ▫Direct = .593▫Indirect through Economical Sustainability= .50*.56 = .28▫ 

                Indirect through economical sustainability then built environment = .50*.23*24 = .02 

               ▫Indirect through economical sustainability / built environment then Services = .50*.23*.41*.21 = .009 
                * The design considerations are ranked according to their total effects 

 

 
 

Fig. 5: The impact coefficients (Beta) obtained for variables of research model relations from path analysis. 

 

Y= b0+X1b1+X2b2+X3b3+…+Xnbn 

 In this equation, Y is the dependent variable, mean the sustainable urban renewal, b0 (i = 0,1,2, ..., n) is the 

constant coefficient and X1,X2,... are independent variables. In this study the variables of economic dimension 

withβ=0.335,,social dimension(0.305), services ( 0.122), built  environment ( 0.068) became known as factors 

influencing the sustainability of urban renewal projects in Mashhad. These factors can be used to calculate the 

regression and its equation is as follows: 

 Built environment (0.068) + services ( 0.122) + social dimension ( 0.305) + economic dimension ( 0.335) 

=the amount of the sustainability of urban renewal projects. 

 However, path analysis was used to have better understanding and evaluating the direct and indirect factors 

affecting the sustainability of the urban renewal projects also to compare the status of indicators related to this 

research (Olobatuyi, 2006). As shown in Table 6 economic dimension with a significant difference compared to 

other factors had the highest effect (B = 0.63), and variables such as social dimension (B = 0.57) ,   built 

environment(B = 0.32)  and services (B = 0.21) are in next priorities. This impact, for example in social 

dimension, shows that it is the direction of direct and positive correlation and with the increase in standard 

deviation units in social variable (0.63), the standard deviation increases. At whole, baseline studies and 

questioning from the peoples who live in study area, led us to the fact that, unfortunately, during past decade 

there was not enough intention or specific systematic and targeted programs to control and guide or organize the 

urban spaces and managers actions are limited to two field of physical control and provision of services. Restore 

the main axes; leveling transport network and provision of base public service are of initial actions that urban 

management, regardless of targeted structure has applied to the participation of social groups living in the 

neighborhoods and to management and sustainable urban development. Also, it should be note that since the 

space is the physical reflection of social, cultural, economical dimension of each society, recognition of the 

characteristics of community and space in urban areas and planning to intervene in these spaces should be take 

place based on possibilities. This means seeking capabilities to enhance the current situation is based on 

possibilities and limitations. However, in order to facilitate the process of regional development, as well as 

creating balance and equality in the development of urban areas using sustainability advantages the following 

suggestions are offered: 
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- Proper and systematic scheduling of projects  in social, economic and environmental dimensions, along 

with providing practical strategies with people participation to actualize the potential powers that could be the 

background for  calling the balanced and homogeneous content development (Hussein Zadeh, 2001, p. 69) 

- Removing regulatory gaps in cooperation and coordination of decision-making and  decision maker 

institutions in the renewal and increase citizens' awareness of issues of rehabilitation and reconstruction of urban 

spaces, as well as efforts to inform and sensitization through training that is done by community mobilization 

and the local council 

- Review all laws and regulations that limit the access of low-income families to facilities and founds and 

applying initiatives tailored to local and regional capacities. 

- The participation, continuous monitoring and management, with respect to residents view in different 

category of development projects as various groups and organizations In all stages is essential. Host area 

people's direct and without intermediaries benefit from the benefits of these initiatives is the condition of 

survival. Otherwise such development projects that often created using relative advantages of the region, by the 

people of the region 

- considered as annoying and poorly element ( fadsher,2001;165) 

- applying the methods of residents participation in basic servicing with consolidation and necessary reforms 

along with matching existing patterns and rules of urban planning and designs and urbanization and building 

regulations and standards with the reality of environment and the ability of low income families and with 

possibility of their gradual improvement and in harmony with urban development strategy and special 

consideration of new building technologies such as green design that be able to protect the urban spaces from 

environmental pollutants. 

- Environmental infrastructure in which creating parks and green spaces, leisure areas for citizens and 

appropriate determination and orientation of future development of the city, improving urban public transport 

and increasing access to land uses, etc are considered. 

- Investigating the implementation background and ability to implement development projects in the regions 

should be in the form of a systematic view, up to such poles of growth formed consistent with the economic and 

social systems. Using different teams of experts to monitor,  the implementation of this condition will be 

possible and the project implementation success rate will have higher level (Ziyari, 1999, 31) 
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