Research Paper

ISSN (Online):2538-3922

{ W dred N
™ " we o )

Journal of Geographical Engineering of Territory, 10 (2), 2026

Open Access

Developing and Evaluating a Model of Regeneration the Worn-Out
Urban Textures by method Grounded Theory and Structural

Equation (Case Study: City of Saqgez)

Javad Jahangirzadeh !, Ali Motahari ?, & Batul Torkamandi 3, Mohammad Rasoli *

! Assistant Professor in Department of Sociology, Faculty of Literature and Humanities, Urmia University, Urmia, Iran.
2 Assistant Professor in Department of Basic Sciences, Shahid Rajaei Pardis, Farhangian University, Urmia, Iran.
3 Department of Educational sciences, Ur. C., Islamic Azad University, Urmia, Iran.
4 Assistant Professor in Department of Geography, Shohadaye Make Pardis, Farhangian University, Tehran, Iran.

ARTICLEINFO

ABSTRACT

Keywords:

Regeneration,
Worn-Out Textures,
Grounded Theory,
Structural Equation
Modeling,

Saqgez.

Received:

31 March 2025
Received in revised
form:

12 August 2025
Accepted:

13 August 2025

pp. 173-191

*Corresponding author :

Introduction: Worn-out urban textures are among the main concerns of planning
systems; they are vulnerable to hazards and have benefited from less development
than other urban areas. Urban regeneration reduces their vulnerability.

Purpose: To develop and evaluate a model for the regeneration of worn-out
textures in the city of Saqgez.

Geographical area: The study area is the city of Sagqez, the second largest city
in Kurdistan Province, located 180 kilometers from the provincial center at the
junction of the Sanandaj—Bukan and Baneh roads.

Methodology: In terms of method, the research was combined and mixed; the
nature of the research was exploratory, and in terms of data type, it was
qualitative-quantitative. For this purpose, the qualitative grounded theory method
was used to identify and extract codes and infer groups, and then structural
equation modeling was used to evaluate the developed model.

Results and Discussion: A total of 308 open codes were identified; after
duplicate codes were removed and the remaining codes were classified, 116
conceptual codes, 24 axial codes, and 7 selective codes were obtained. The
selective codes were classified into six dimensions (causal, axial, interventional,
contextual, strategic, and consequential). The evaluation of the model indicated
an ideal level: an R2 of more than 0.74, a Q2 of more than 0.52, and a GOF of
0.75, all of which confirm the model's relationships.

Conclusion: In the developed model, primary emphasis is placed on spatial
justice and regional self-sufficiency; achieving this requires foresight on the part
of urban managers and planners, identification of the factors affecting the future
of these textures, and preparedness for upcoming problems.

Highlights:

The Saqqez regeneration model places spatial justice and self-sufficiency at its
core and regards their realization as dependent on foresight; in other words,
regeneration is future-oriented and justice-centered rather than merely physical.
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English Extended Abstract

Introduction

Today, the revitalization of old and worn-out urban textures has become a fundamental issue in the planning
systems of highly urbanized countries. These textures are recognized as vulnerable areas that have benefited
from less development than other urban zones and have become centers of social, economic, physical, and
cultural inadequacies. In Iran, they have emerged as one of the major challenges of urban planning and
management. The city of Saqgez has witnessed the increasing expansion of worn-out textures across its
neighborhoods, leading to small parcel sizes, inadequate access, low building quality, lack of services,
instability, livelihood problems, and social anomalies—including reduced social security, weakened place
attachment, and diminished participation and social trust, particularly in the northwestern and southeastern
parts of the city. These areas also lack sufficient safety against natural hazards, which highlights the
necessity of regenerating Saqqez's worn-out textures. Urban regeneration is one of the most effective
measures for reducing their vulnerability. Accordingly, this study aimed to develop and evaluate a
regeneration model for the worn-out urban textures of Saqqez.

Purpose
The purpose of this research is to develop and evaluate a model for the regeneration of worn-out textures
in the city of Saqgez.

Geographical area

The geographical scope of this research is the city of Sagqez, the second largest city in Kurdistan Province,
located 180 kilometers from the provincial center at the junction of the Sanandaj—Bukan and Baneh roads.
The city lies between 33°44" and 35°34' north latitude and between 45°34’ and 47°16' east longitude, with
an average elevation of 1,476 meters and a population of approximately 165,258 (2016 census). The
scattered distribution of worn-out textures has led to a disproportionate physical-functional structure,
unequal access to basic welfare facilities, reduced quality of life, and social, economic, and environmental
fragmentation, particularly in the northwestern and southeastern parts of the city.

Methodology (Material and Methods)

The study employed a mixed-methods approach; in nature it was exploratory, and in data type it was
qualitative-quantitative. In the qualitative phase, grounded theory was used to identify and extract codes
and infer categories, with the sample selected through purposive (snowball) sampling based on theoretical
saturation, comprising 20 experts—mostly urban planning specialists and academics, predominantly aged
31-40, with doctoral students as the most frequent respondents. To ensure reliability, 10 forms were
completed using the test-retest method and administered to 10 experts after 10 days, yielding a coefficient
of 0.75. MAXQDA was used for coding and designing the paradigm model, and the questionnaire's validity
was confirmed by five expert professors. In the quantitative phase, structural equation modeling (PLS) was
used to evaluate the model; Cronbach's alpha, composite reliability, and convergent validity were all at a
desirable level, and R2, Q2, and GOF were calculated to assess model fit.

Results and Discussion

The findings showed that 308 open codes were identified; after removing 192 duplicates and classifying
the remaining codes, 116 conceptual, 24 axial, and 7 selective codes were obtained. The selective codes
were classified into six dimensions: causal, axial, interventional, contextual, strategic, and consequential.
Causal and interventional factors directly influenced axial factors; axial and contextual factors influenced
strategies; and strategies influenced consequences. The MAXQDA analysis showed that the sample's
greatest emphasis was on self-sufficiency (spatial justice code, 13 respondents), followed by trust and
participation (social code, 12), foresight (political code), attachment (consequence code), and form and
space (physical code) with 11 each, and event-orientation (cultural code) and security (social code) with 10
each. The model evaluation indicated an ideal level: R above 0.74, Q2 above 0.52, and GOF of 0.75,
confirming the model's relationships; all fit values were at a strong and desirable level.

Conclusion

Worn-out urban textures have lagged in development and face social, cultural, physical, and economic
problems, making regeneration urgent. This study developed and fitted a regeneration model for Saqgez
using grounded theory and structural equation modeling. Findings yielded 308 open codes, 116 conceptual,
24 axial, and 7 selective codes across six dimensions, with self-sufficiency, trust and participation, and
foresight as key factors. The Smart PLS model confirmed relationships at a significant level (Rz > 0.74, Q2
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> 0.52, GOF = 0.75), prioritizing spatial justice and regional self-sufficiency through a foresight approach
and residents' participation. Achieving the desired model requires local expertise, attention to historical
textures for tourism, and utilizing councils' and municipalities' capacities to support renovation and crisis
prevention, especially in the sixth neighborhood.
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Figure 1. Geographical location of the study area
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Figure 2. Spatial distribution of deteriorated fabrics across the neighborhoods of Saqgez
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Table 2. Codes extracted from the regeneration model of the deteriorated fabrics of Saqgez
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Figure 3. Paradigmatic model of the regeneration of the deteriorated fabrics of Saqqez
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Table 3. Validity and reliability of the developed regeneration model of the deteriorated fabrics of
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Figure 4. Path coefficients and significance level
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