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Objective: The housing tax system is one of the fundamental challenges of
economic and social policymaking in Iran. Despite its important role in
controlling speculation and promoting social justice, this system faces various
institutional, operational, and behavioral shortcomings. The objective of this
study is to design and conceptualize a native conceptual model for reforming
and improving the effectiveness of Iran’s housing tax system using a grounded
theory approach.

Method: This study adopts a qualitative methodology based on grounded
theory. Data were collected through 20 semi-structured interviews with
academic experts, policymakers, and tax and housing practitioners during the
period 2021-2024. Data analysis was conducted using open, axial, and
selective coding in accordance with the Strauss and Corbin approach, and the
relationships among categories were organized within a paradigmatic model..

Results: The findings indicate that the housing tax system is influenced by
12 main categories and 25 subcategories, which are structured across causal
conditions, contextual factors, intervening conditions, strategies, and
consequences. Key influencing factors include human capital, information
technology infrastructure, institutional transparency, tax culture, economic
and legal frameworks, and the level of social trust. The implementation of the
proposed conceptual model may lead to reduced tax evasion, enhanced
organizational efficiency, increased transparency, and improved social justice.

Conclusion: The results demonstrate that improving the effectiveness of the
housing tax system cannot be achieved solely through changes in tax rates or
legal regulations; rather, it requires simultaneous institutional, cultural, and
behavioral reforms. The main contribution of this study lies in developing a
data-driven and context-specific conceptual model that explicates the causal
relationships among the core components of Iran’s housing tax system. This
model can serve as a foundation for development-oriented and justice-based
tax policymaking in Iran.
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Introduction

Housing has long occupied a central position in national economies due to its dual role as
both a consumption good and an investment asset. In many developing countries, including
Iran, fluctuations in housing prices, speculative investment, unequal access to housing, and
inefficient market regulation have transformed the housing sector into one of the most
challenging areas of economic governance. Taxation is widely recognized as one of the most
effective policy instruments for regulating housing markets, reducing speculative behavior,
improving resource allocation, and promoting social justice. Nevertheless, the effectiveness of
housing taxation depends not only on the design of tax laws but also on the institutional,
organizational, cultural, and behavioral conditions surrounding their implementation.

International experiences indicate that successful housing taxation systems are built upon a
combination of efficient institutional structures, transparent information systems, public trust,
and taxpayer compliance. Previous studies have emphasized the importance of economic
incentives, taxpayer behavior, and institutional quality in determining the success of tax
systems. Institutional theorists such as Scott and North argue that institutional effectiveness
plays a decisive role in policy implementation. Weak institutional arrangements, inadequate
enforcement mechanisms, and unequal treatment of taxpayers may undermine the legitimacy
of tax systems and increase tax evasion. Consequently, taxation should be viewed not merely
as an economic mechanism but also as a social and institutional phenomenon that requires
public acceptance and organizational capability.

Within the Iranian context, previous research has largely concentrated on the economic
impacts of property taxation and capital gains taxation. Existing studies have examined the
effects of taxation on housing speculation, price stabilization, and wealth distribution. While
these investigations have provided valuable economic insights, they have often overlooked
broader dimensions such as taxpayer culture, institutional trust, administrative capacity, and
organizational readiness. Moreover, many studies have focused on specific tax instruments
without developing a comprehensive conceptual framework capable of explaining the complex
interactions among institutional, behavioral, organizational, and economic factors affecting
housing taxation.

Another important challenge concerns the implementation environment of housing taxation
in Iran. Issues such as fragmented information systems, lack of integrated property databases,
weak coordination among government agencies, rapidly changing regulations, and limited
transparency regarding the use of tax revenues have reduced the effectiveness of existing tax
policies. At the same time, insufficient public awareness, low levels of tax culture, and limited
trust in governmental institutions have created barriers to taxpayer compliance. These
challenges suggest that improving housing taxation requires a multidimensional approach that
goes beyond legislative reform and addresses the broader institutional ecosystem in which
taxation operates.

Given these circumstances, the present study seeks to develop a conceptual model for
optimizing Iran’s housing taxation system through a grounded theory approach. Rather than
testing predefined hypotheses, the study aims to identify the underlying mechanisms that
influence the effectiveness of housing taxation by drawing directly upon the experiences and
perspectives of tax experts, academics, and practitioners. The research assumes that a
sustainable and effective taxation system emerges from the interaction of organizational
capabilities, institutional structures, legal frameworks, taxpayer characteristics, and cultural
conditions.

The study further attempts to bridge the gap between theoretical understanding and practical
policymaking by integrating insights from welfare economics, institutional theory, and
taxpayer behavior theory into a context-specific framework for Iran. Through this effort, the
research contributes to the development of a comprehensive model capable of explaining how
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causal factors, contextual conditions, intervening variables, strategic actions, and policy
outcomes interact within the housing taxation system.

Ultimately, the purpose of the research is not merely to identify challenges but to provide
an evidence-based conceptual framework that can support policymakers in designing more
effective taxation strategies, improving taxpayer compliance, strengthening institutional
legitimacy, and enhancing the overall efficiency of housing market regulation. By focusing on
expert knowledge and empirical evidence, the study aims to generate a grounded explanation
of how housing taxation can be optimized within the specific institutional and socioeconomic
realities of Iran.

Method

The study adopts a qualitative research design based on the systematic grounded theory
methodology developed by Strauss and Corbin. Grounded theory was selected because the
research objective was exploratory and theory-building in nature. Rather than beginning with
predetermined assumptions or testing existing theories, the study sought to generate a
conceptual model directly from empirical data obtained through expert experiences and
professional insights. The approach emphasizes the dynamic interaction between empirical
observations and theoretical sensitivity, allowing concepts and categories to emerge
inductively from the data while maintaining analytical coherence throughout the research
process.

Data were collected through in-depth semi-structured interviews with experts possessing
extensive knowledge of taxation policy, tax administration, housing economics, and related
academic disciplines. The participant group consisted of tax specialists, senior tax auditors,
taxation managers, and university scholars who demonstrated substantial familiarity with both
the practical and theoretical dimensions of housing taxation. Sampling continued until
theoretical saturation was achieved. Saturation occurred after twenty interviews, indicating that
additional interviews were unlikely to generate substantially new concepts or categories. The
average interview duration was approximately one hour and thirteen minutes.

The analytical process followed the classical stages of grounded theory coding. During open
coding, primary concepts were extracted directly from interview statements. Each meaningful
statement was examined and assigned conceptual labels reflecting its substantive content.
Similar concepts were subsequently grouped and organized during axial coding, where
relationships among categories were explored and conceptual structures were developed.
Finally, selective coding was employed to integrate the categories into a coherent theoretical
framework and explain the relationships between the central phenomenon and associated
conditions, strategies, and consequences.

The coding process was supported by MAXQDA qualitative analysis software. To enhance
transparency and methodological rigor, the researchers systematically documented each stage
of data analysis from raw interview statements to conceptual categories and theoretical
integration. The analysis ultimately produced a rich conceptual structure that captured the
complexity of housing taxation reform within the Iranian context.

To ensure credibility and trustworthiness, several validation procedures were implemented.
The preliminary conceptual model was reviewed by five independent experts who had not
participated in the interviews. Their feedback contributed to the clarification of conceptual
boundaries, refinement of category definitions, modification of causal relationships, and
improvement of the overall coherence of the model. In addition, inter-coder reliability was
assessed through agreement between two independent coders. The resulting agreement
coefficient reached 82 percent, indicating acceptable reliability and consistency in the coding
process.
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Furthermore, participant validation and expert review were used to strengthen the credibility
of findings. Ethical considerations were carefully observed throughout the study. All interviews
were conducted with informed consent, recorded with participant approval, and analyzed
anonymously. These procedures ensured both methodological integrity and respect for
participant confidentiality.

Results

The grounded theory analysis led to the identification of ninety-six primary indicators,
twenty-five secondary categories, and twelve major conceptual categories. These categories
were organized within the Strauss and Corbin paradigm model, consisting of causal conditions,
contextual conditions, intervening conditions, strategies, consequences, and the central
phenomenon of housing taxation optimization.

The central phenomenon emerging from the analysis was the optimization of the housing
taxation system. Experts consistently emphasized that achieving effective housing taxation
requires more than legislative action; it demands the development of organizational
capabilities, institutional trust, technological infrastructure, and taxpayer engagement
mechanisms.

Among the causal conditions, human resource potential emerged as one of the most
influential dimensions. Participants highlighted the importance of meaningful job design, clear
responsibilities, professional standards, specialized expertise, integrated organizational
processes, and effective utilization of skilled personnel. These factors were viewed as essential
for enhancing the quality and effectiveness of tax administration. Organizational potential
constituted another significant causal category and included managerial support, constructive
workplace relationships, teamwork, transparency in expectations, and effective
communication. Together, these elements were considered critical drivers of institutional
performance and administrative efficiency.

Information technology and organizational communication also played a central role within
the model. Experts repeatedly stressed the importance of mechanized performance evaluation
systems, integrated information infrastructures, automation technologies, and reliable
organizational databases. The absence of integrated housing and ownership databases was
identified as a major obstacle to accurate tax assessment and enforcement. Similarly,
educational capacity emerged as a significant component, with participants emphasizing
continuous professional development, specialized training programs, and alignment between
employee competencies and organizational needs.

The model further identified several contextual conditions shaping housing taxation
effectiveness. These included domestic economic and political factors, macroeconomic
conditions, market dynamics, stock exchange requirements, and cultural influences. Economic
sanctions, exchange rate volatility, inflationary pressures, government economic policies, and
broader economic uncertainty were viewed as environmental factors affecting both tax
administration and taxpayer behavior. Cultural conditions were particularly important, with
respondents highlighting the absence of a strong tax culture, limited transparency regarding tax
expenditures, and public skepticism toward governmental institutions.

Intervening conditions constituted another major category. Legal complexity, frequent
regulatory changes, inefficient administrative procedures, and weaknesses in electronic tax
systems were identified as significant institutional barriers. Participants argued that unstable
regulations reduce predictability, create confusion among taxpayers, and undermine
confidence in tax authorities. Human factors also emerged as important intervening variables,
including insufficient expertise among tax officials, inadequate advisory services, weak
accountability mechanisms, and inconsistent enforcement practices. Additionally, managerial
characteristics such as opportunistic behavior, limited tax knowledge, weak supervision of
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financial reporting, and low institutional trust were found to influence tax compliance and
administrative effectiveness.

The study also identified a set of strategic actions capable of improving housing taxation
performance. At the organizational level, these strategies included strengthening supervision
and evaluation systems, establishing quality-ranking mechanisms for tax auditors, enhancing
auditor independence, revising regulations, issuing supportive guidelines, and developing
operational roadmaps for taxation practices. Technological modernization constituted another
key strategy, involving the establishment of integrated information systems, comprehensive
economic databases, electronic automation systems, and effective communication platforms.

At the taxpayer level, the model emphasized managerial competence and taxpayer
development. Experts recommended selecting qualified managers, providing professional
education regarding international standards, improving managerial oversight, promoting tax
culture, increasing transparency concerning the use of tax revenues, and implementing
incentive-based support systems linked to taxpayer performance. These measures were viewed
as essential for enhancing voluntary compliance and strengthening institutional legitimacy.

The implementation of these strategies was expected to generate both short-term and long-
term consequences. Short-term outcomes included improved organizational efficiency,
enhanced professional competence, increased taxpayer satisfaction, greater informational
transparency, improved audit credibility, and strengthened tax culture. Long-term
consequences extended beyond tax administration and included improved financial efficiency,
lower financing costs, reduced information asymmetry, enhanced capital market performance,
increased public trust, promotion of healthy competition, and broader adherence to legal norms
within society.

Overall, the findings demonstrate that housing taxation optimization is not solely an
economic issue but a multidimensional process shaped by the interaction of human,
organizational, legal, technological, cultural, and institutional factors. The resulting model
provides a comprehensive explanation of how these factors collectively influence taxation
outcomes in Iran’s housing sector.

Conclusions

The findings indicate that effective housing taxation cannot be achieved through
legislative reform alone. Instead, successful optimization requires simultaneous
improvements in organizational capacity, institutional quality, technological infrastructure,
taxpayer awareness, and public trust. The study demonstrates that human resource
capabilities, organizational learning, information technology systems, and professional
education constitute the foundational elements of an effective taxation system. Without these
capabilities, even well-designed tax laws may fail to produce intended policy outcomes.

The research further reveals that institutional barriers, including regulatory complexity,
frequent legal changes, administrative inefficiencies, and weak accountability mechanisms,
significantly hinder taxation effectiveness. These barriers reduce predictability, weaken
institutional legitimacy, and encourage opportunistic behavior among taxpayers. Therefore,
regulatory stability and institutional transparency are essential prerequisites for improving tax
compliance and administrative performance.

A particularly important contribution of the study concerns the role of tax culture and
public trust. The findings suggest that taxpayer compliance is influenced not only by legal
enforcement but also by perceptions of fairness, transparency, and governmental
accountability. Public confidence in the taxation system depends heavily on transparent
communication regarding the allocation and use of tax revenues. Consequently, strengthening
institutional trust should be regarded as a central objective of taxation reform rather than a
secondary outcome.
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The conceptual model developed in this research offers a comprehensive framework that
integrates causal conditions, contextual factors, intervening variables, strategic actions, and
policy outcomes within a unified explanatory structure. The model demonstrates that housing
taxation optimization is fundamentally a process of institutional learning and adaptation.
Sustainable improvements emerge through the gradual alignment of organizational practices,
legal frameworks, technological systems, and societal expectations rather than through
isolated policy interventions.

From a policy perspective, the study recommends strengthening integrated information
systems, investing in human capital development, improving transparency in tax expenditure
reporting, enhancing coordination among public institutions, simplifying taxation procedures,
and promoting tax culture through education and public engagement initiatives. These
measures can contribute to higher levels of taxpayer compliance, greater administrative
efficiency, stronger institutional legitimacy, and more effective regulation of the housing
market.

In conclusion, the study presents a grounded and context-sensitive conceptual model for
optimizing Iran’s housing taxation system. By incorporating behavioral, institutional,
organizational, and economic dimensions into a single framework, the model provides both
theoretical insight and practical guidance for policymakers seeking to enhance the
effectiveness, legitimacy, and sustainability of housing taxation policies in Iran.
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