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Background and Obijective: The development of public transit infrastructure
and the creation of station complexes, beyond traffic and physical functions,
play a key role in redistributing urban resources and services, as well as
balancing spatial justice. Hence, with the aim of analyzing the role of creating
the Ahang Metro Station Complex project in mitigating or exacerbating spatial
inequalities in District 14 of Tehran, the present paper has been conducted by
drawing upon the theoretical framework of spatial justice (encompassing the
three dimensions of distributive, procedural, and cognitive justice) and
employing a mixed-methods methodology.

Methodology: In the qualitative phase, using the semi-structured interview
method, 17 in-depth interviews were conducted with key stakeholders
(neighborhood councilors, municipal deputies, shopkeepers, and real estate
agents) through thematic analysis and three-stage coding, and in the
quantitative phase, through a survey and random sampling among citizens over
18 years old in the four surrounding neighborhoods of the project, 400 face-to-
face questionnaires were completed by residents and the results were analyzed
using descriptive and inferential statistical methods.

Results and findings: The gquantitative findings showed that the study area
faces accumulated spatial inequality and low satisfaction with urban services (a
mean score of 37.3 out of 100). Although the construction of the station
complex is perceived by citizens as a response to the urgent distributive needs
of the neighborhood (particularly shopping centers with a priority mean of 8.06
and cultural-recreational centers with a mean of 7.86), on the other hand, the
analysis of the integrated findings indicates serious threats in exacerbating the
inequalities. These threats include the risk of physical gentrification and the
forced displacement of low-income tenants, the weakening of the local micro-
economy in competition with the mega-mall, traffic overflow along with a
severe parking deficit (satisfaction score of 7.2 out of 100), and the degradation
of the cultural-religious identity of the historic Hosseinabad-e Doulab
neighborhood.Furthermore, the procedural dimensions of justice were assessed
as compromised due to the participatory exclusion of residents and a 37% lack
of awareness among citizens regarding the project's planning process.
Ultimately, the results show that the success of the project in mitigating
inequalities hinges on transitioning from a purely speculative economic logic
toward a justice-oriented approach; this requires reviewing the design of land
uses to align with local purchasing power, securing the genuine participation of
local stakeholders in decision-making processes, implementing supportive
policies for micro-businesses, and physically respecting the religious-
traditional identity of the neighborhood.
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EXTENDED ABSTRACT

Introduction

Contemporary cities, particularly in
developing nations, struggle with complex
and multidimensional forms of spatial
inequality. These disparities, deeply rooted
in institutional structures, uneven resource
distribution, and top-down planning
paradigms, manifest as stark contrasts in
quality of life, access to public services,
and socio-spatial segregation. Tehran is no
exception to this trend, exhibiting severe
disparities in urban service provision
across its various neighborhoods.

In response to these challenges, municipal
authorities  frequently adopt Transit-
Oriented Development (TOD) models and
establish metro station complexes. These
complexes hold substantial potential as
catalysts for local development, provided
their design transcends purely physical
dimensions and aligns with the genuine
distributive needs of the local community.
The core inquiry of this study examines
how large-scale projects like the "Ahang
Metro Station Complex" in District 14 of
Tehran  Municipality — impact spatial
inequalities—specifically, whether they
alleviate these spatial divides or reinforce
speculative dynamics, gentrification, and
the displacement of native residents.
District 14, as the case study area, features
a traditional, religious fabric characterized
by a lower-to-middle-class socioeconomic
profile. The introduction of a massive,
modern commercial structure (mega-mall)
in this vicinity raises significant concerns
that purely economic and speculative
logics might overshadow public interests
and local identity. Consequently, a
multidimensional  evaluation of the
project's socio-spatial impacts is highly
warranted.

Theoretical Framework

The theoretical foundation of this research
is built upon the concept of “spatial
justice,” drawing from the seminal works
of urban theorists. Moving beyond
traditional paradigms that reduce spatial
justice to the mere physical allocation of
resources, contemporary urban planning
literature  emphasizes  non-distributive
dimensions of justice. Accordingly, the
analytical framework of this study is
structured around three complementary
dimensions: distributive, procedural, and
cognitive (recognition-based) justice.
Distributive justice evaluates the spatial
distribution of resources, land uses, and
infrastructure, assessing their alignment
with the actual needs of residents and
examining whether negative externalities
(e.g.,, traffic and pollution) are
disproportionately  borne by local
communities. Procedural justice focuses on
decision-making processes, information
transparency, and the  democratic
participation of local stakeholders during
the planning and design phases. Finally,
cognitive or recognition-based justice
emphasizes respect for cultural differences,
the preservation of native identities, the
social dignity of residents, and the
prevention of symbolic or psychological
exclusion of wvulnerable groups within
newly created urban spaces

Methodology

To achieve a comprehensive and
interpretive analysis, this study employs a
mixed-methods  (quantitative-qualitative)
research design. In the quantitative phase,
the target population consisted of residents
over 18 years old in District 14 of Tehran.
Using the Cochran formula, the sample
size was determined to be 384, which was
rounded to 400 face-to-face questionnaires
to ensure statistical robustness. Sampling
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was conducted randomly and
proportionally across seven adjacent
neighborhoods directly or indirectly
affected by the project. The quantitative
data were analyzed in SPSS using
descriptive and inferential statistics,
including Kolmogorov-Smirnov, t-tests,
analysis of variance (ANOVA), and Chi-
Square tests.

In the qualitative phase, to uncover the
structural mechanisms underlying the
production of spatial inequality, 17 in-
depth, semi-structured interviews were
conducted with key stakeholders. This
cohort included neighborhood councilors,
municipal deputies, the project developer,
real estate agents, and local shopkeepers.
The qualitative data were analyzed using
thematic analysis and a three-stage coding
process (open, axial, and selective coding)
to extract meaningful patterns and
structural insights.

Results and Discussion

A. Distributive Justice (Structural and Spatial-
Traffic Impacts)

The quantitative findings indicate that the
study area suffers from accumulated
spatial inequality. The overall citizen
satisfaction score regarding urban services
and local amenities was exceptionally low,
averaging 37.3 out of 100. Local parking
deficits (7.2 out of 100) and traffic
congestion (21.2 out of 100) were
identified as the most critical
infrastructural bottlenecks, while local
green spaces performed relatively better
(69.2 out of 100).

Regarding resident preferences, 90% of
respondents deemed the construction of a
commercial mega-mall adjacent to the
Ahang Metro Station as highly necessary,
primarily due to the severe lack of modern
commercial infrastructure in the area;
"multipurpose shopping centers" were
ranked as the top priority with a mean
score of 8.06 out of 10. However, the
integrated findings reveal critical threats to
distributive justice. First, the project

presents a severe risk of physical
gentrification and forced displacement;
while property owners may benefit from
skyrocketing land values, low-income
tenants (who constitute half of the local
population) face potential displacement
due to rising rents. Second, executing such
a large-scale commercial project without
adequate parking facilities threatens to
overwhelm the neighborhood's narrow,
historic street network with severe traffic
congestion. Third, the mega-mall poses an
existential threat to the local micro-
economy, placing traditional shopkeepers

in an unsustainable, unequal competition.
B. Procedural Justice (One-Sided Planning
Processes)

The analysis reveals profound procedural
shortcomings, marked by a substantial
information gap and the participatory
exclusion of residents. Approximately 37%
of the surveyed citizens were entirely
unaware of the project's planning and
construction phases. This informational
exclusion  was  significantly  more
pronounced among vulnerable
demographic groups, including women
(44.4%), elderly residents over 50 (68.3%),
and non-academic cohorts (53.3%).
Qualitative interviews confirmed that
major planning decisions were made
behind closed doors by the central
municipality and the metro development
company, completely bypassing local
governance institutions like neighborhood
councilors  (shorayari).  Driven by
bureaucratic haste and the urgent need to
secure municipal funding, authorities
bypassed local participatory mechanisms,
omitting any formal public consultation
regarding building heights, density, or
land-use types. Crucially, the project was
initiated without executing a
comprehensive Social and Cultural Impact
Assessment (SICA).

C. Cognitive Justice (ldentity Transformation
and Symbolic Exclusion)

The historic neighborhood of Hosseinabad-
e Doulab possesses a rich traditional,
religious, and socio-cultural  fabric
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characterized by tight-knit neighborhood
bonds. Introducing a modern, consumerist
commercial complex into this environment
poses serious cognitive threats. If the
mega-mall primarily hosts luxury brands
and high-end retail that do not align with
the local population's purchasing power, it
risks inducing a sense of symbolic and
psychological exclusion. The space may
become a venue for passive "window
shopping™ rather than active engagement,
making native residents feel like strangers
in their own neighborhood.

Furthermore, the stark architectural
contrast between the sterile, modern mall
design and the historic religious-traditional
vernacular threatens local identity and
social cohesion. There are also significant
concerns regarding the design of
surrounding open spaces; if poorly
managed, they risk transforming into
indefensible urban pockets prone to social
vulnerabilities, thereby threatening the
perceived safety and moral comfort of
local families.

Conclusion

In conclusion, the integrated findings
demonstrate that the Ahang Metro Station
Complex project is neither inherently
positive nor negative; rather, it acts as a
structural amplifier capable of either
mitigating or exacerbating existing socio-
spatial divides depending on the prevailing
municipal governance paradigm. For the
project to achieve lasting success, it must
transition from a purely speculative
economic logic toward a justice-oriented,
community-based development
framework.
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Figure 1: Conceptual model of the research (Source: Authors)
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Table 1: Number of allocated samples by neighborhood in District 14
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Table 2: Concepts and dimensions used in each quantitative (survey) and qualitative questionnaire
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Figure 2: Stages and executive process of the research (Source: Authors)
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Figure 3: Location of the development intervention (construction of the Ahang Metro Station Complex) in District
14 and Hosseinabad-e Doulab neighborhood (Source: Authors)
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Table 3: Stages of coding and qualitative thematic analysis
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Table 4: Level of satisfaction with neighborhood land uses, amenities, and urban services (Out of 100)
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Table 5 :Test results of differences in mean satisfaction by background variables
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Table 6: Prioritization of neighborhood service needs by respondents (Out of 10)
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Table 7: Perceived necessity of constructing a commercial mega-mall adjacent to Ahang Metro Station
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Table 8: Respondents' priorities regarding the types of goods to be offered in the commercial complex (Out of 10)

01+ 5N gyl oSSl aye Slp Gty GYU g9l g hio A2,
oA ol g Slag )
vy (g 0900 cpuSg ) (2IOE Slga 5 & Loy guo Y
AD &l 5n] 5 A p5ly Y
o EICPNC ¥
f.0 228 SV 5 olpsl) (ol o
o S g h5y9 Dl 4
e 2lyz oMb v
' S5 5 T plsd A
it Jilige 5 2SS Ggals q
AY S35 5 5355 g Ve
vy Stslo pjly) 5 Sl "

6LDW5J5‘ o 4O (\‘V) G.SJLA).:}MJ &5""\:’ 015.0 9 (AA) JL»}J )A-EJ 05039y LS"'"L“‘ 9 ‘;Jm r:)b‘ o Jau.\? u.ul...u‘)J
S ) i (n 7S Slettle pjlsd s Mo wiile plgsl 5 oS'o) 5 o5 @B a5 Jlo o wails 18 (LS Le (om o5



1F00 300 (YD) SLe (paw 0 yloi puiddd 6399 ¢ 5 ailaio 9 (5 ye WL a g DlaSllao aolidiad ¥a

Slr e 4 wls JUlKe a5 w)ls 0t olblhed 5 plulis )5 ails o5 Sloteen 55 oS sloaslas L ()l
23, Jlgseod alos (solazdl oKl b ol ol a5 Lz 383 hios (o)l caand 5 slons 4 e
Wb b 15 sl oagli s dlmo oo shy wbiis i 53] LoV Lais iyloojlio s 055 ale JlolSo 5T
Sy (sl ol ool 0 s Lo ips ol diaio sl 05y dago Ll o b7 b ool
(o J33) 53] Slotin 5 o358 b o 1o L Lot 5 o]

&b dumo 83595 Sz 3 Loy ugd dassly ¥
3 3l glanyags g lacs b a5a5l crge Wil oo gl slajli @ gesly 51 515 Sual el getzs dag
Gl 5 (ilaslel) SOl e Bl sl o le laatsly ) oadigl Sl ome soulS (il g sl dilate
S8l
Pl 5 ooy Seed TS daJLlls i slavely 51 (o (3w Sleel) Sl unnd Ol kit (A
wolaidl o)l sl o meize cule i pgas (0 IS glexl (oS sbaslas jo ol jalre SO
)00 0929 Oles sl
ol Aol e i, maize pliis] jl aw (el g te olSi] Slbl sloojlis 5 layla,b] o 45 G (L
(ol y3Lice) o Yoy e (sl sl 35,1 5 403 o dlmo ts e ()5 LM ) JLolSo Sl
9 Sl Sbel 4oy (pl as s o Hlaie galdS Hleand o)l Bl a8 (goladl oog3dl byl cul (>l b
0 elg e el ozl sl lrals
T b sl 4l G wien mlis 45 almo (ST 1 o sl Lol el o5 ST sl Mol Cend L
5 POl Ghle 4 Opzlpe s o)l Gl b g,y Lwste phaline 5 o YU ) Loar])S 0T cdibaio i
(o Jbl53) (s drwssi 0fg s S T 0 apile o oy (S8 Gy iy Gl il Aol (sl
ObSbe » ol & a5 Al (Foo (Sogll 5 SIS ) poe SRl 1SS 5l d9ueS 9 ST a8l (@
Bl il 5 e plas 39 S sl 5l Cald, o s L5 5ty (7 J3u) (oo (slostily ol isel ey
30 Gaes gmloyb o cpl el Yoo LYY Lo 5 olg, SOl sl ol g oyl LBV STYY S S
S (Sl s RS b 858 plae sakins LT ool 0 ke Bons SIS S oyt 4 plakind slaaslas
3l olieS )5 (o)l JLols
eres KTl (St Oab geizme Gul Sy it apdf 5 Qb S 4 Sl ol gl slagbls
Sy A Sl sl GLiog slodls ol HUSLy po Y] et 0,5 lsS S ]y (Ao ules plo s lido S o
s 5 8 slee) Aiply Lo 0,8 Slodzss P 0 ], plilageile po JllSo s &5 iy, S @
(Sl
95 5l ObgSomly woys B a5 aas oo (LaS (Y Jguz) g% 5l eslinal ;o (laig e ()18, o5 (omyp (29
el YL S 4 (AYVY) Jlo Yo B VA ollss 5 (FAY.0) (alKasls o3l ol ;o Cand ol g 0iS oo oolicil

w9 was Gog S (Lo 53 g5k I eoliiwl )0 (ylaig e (5,8, GagNIl dmylie A Jgux
Table 9: Comparison of citizens' behavioral patterns in using the metro among educational and age groups
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Table 10: Citizens' awareness level regarding the construction of Ahang Station Complex
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Table 11: Results of the statistical difference test of respondents’ awareness level by background variables
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Table 12: Evaluation of the appropriateness of the complex's location adjacent to the metro by individuals aware
of the project's construction
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Table 13: Results of items measuring sense of neighborhood belonging (/)
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Table 14: Results of the test for difference in mean sense of neighborhood belonging by background variables
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Table 15: Prevalence of social issues and abnormalities from the citizens' perspective (7.)
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Table 16: Results of the test for difference in mean prevalence of social issues and abnormalities from the citizens'
perspective by background variables
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Figure 4: Necessary policy measures to mitigate spatial inequality based on the present study (Source: Authors)
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