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1. Introduction

Despite the significant growth of the luxury housing market in Iranian metropolises
such as Shiraz, limited research has specifically focused on explaining the factors
influencing the tendency to purchase and reside in luxury housing. Most existing
studies have examined the behavior of luxury goods consumers in general, paying
less attention to the unique characteristics of housing as both a consumer and
investment good. Furthermore, understanding the motivations, preferences, and
attitudes of different market actors—including residents, investors, developers, and
real estate agents—is essential for successful planning and development of luxury
housing. This study aims to fill this knowledge gap by focusing on the affluent
Ghodusi East and Ghodusi West neighborhoods in Shiraz.

Research Question(s)

This study seeks to answer two main questions:

What are the factors influencing the tendency to purchase and reside in luxury
housing in the Ghodusi East and Ghodusi West neighborhoods of Shiraz, and how
can they be categorized

What is the priority and importance of each factor from the perspective of different
groups involved in the luxury housing market (buyers/residents, developers/
investors, real estate agents, and academic specialists)?
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2. Literature Review

The theoretical foundations indicate that defining a luxury good is complex,
extending beyond basic needs to social distinction and hedonism (Kapferer &
Valette-Florence, 2018). Luxury housing, as a subset of luxury goods, possesses
characteristics such as privileged location, high construction quality, unique design,
large living spaces, and special amenities, making it a symbol of opulence and social
status (Liang et al., 2020; Dubois et al., 2021). Theories related to conspicuous
consumption (Veblen), the bandwagon effect (Duesenberry), and intrinsic
motivations (hedonistic and perfectionist) provide a theoretical framework for
analyzing luxury consumer behavior. Previous research in Iran has mainly
emphasized economic, physical, and social factors (Velayati et al., 2023, 2024;
Namian et al., 2021) but has rarely examined the simultaneous perspectives of
multiple stakeholders in a qualitative study.

3. Methodology

This is a qualitative study conducted with a positivist approach and inductive logic.
Data were collected through 32 semi-structured face-to-face interviews with four
groups of participants—buyers/residents, developers/investors, real estate agents,
and academic specialists—in the Ghodusi East and Ghodusi West neighborhoods of
Shiraz in spring 2024. Purposeful and convenience sampling methods were
employed. Data analysis was performed using MAXQDA software in two stages:
first, using open and axial coding within the grounded theory framework, and then
using Attride-Stirling's thematic network analysis in six steps.

4. Results

The findings led to the identification of 10 main categories and 52 sub-factors. In
order of priority from most to least important, the categories are: Physical factors,
Social factors, Economic factors, Cultural factors, Environmental factors, Better and
different values of luxury housing compared to ordinary housing, Consumer
attitudes, Buyer motivations, Intention to experience luxury housing consumption,
and Awareness methods of luxury housing purchase. Analysis of different groups'
perspectives showed that buyers and developers assign the highest importance to
physical factors (e.g., area, location, number of rooms), whereas academic
specialists and real estate agents consider economic factors (e.g., income level,
economic evaluation of investment, expectation of price increase) as the most
important. Spatial analysis revealed that in Ghodusi West (with more spacious
context and better access to green spaces), physical and environmental factors play a
more prominent role, while in Ghodusi East (with higher density), economic and
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cultural motivations (displaying social status) dominate. Based on the frequency
distribution of defining elements, luxury housing in Shiraz is defined as housing
with large area, luxury materials, high-quality lighting, luxury interior decoration,
and located in an affluent neighborhood.

5. Discussion

The study shows that luxury housing preferences are multidimensional and context-
dependent. While aligning with prior research on physical and economic factors, its
innovation lies in comparing four groups across two neighborhoods, revealing that
“luxury” is not a fixed concept. “Awareness methods” (e.g., ads, recommendations)
were least important, indicating buyers prioritize tangible features over indirect
information. A strong “desirable social image” supports Veblen’s theory of
conspicuous consumption in Iran. A key contradiction emerged: buyers prioritize
physical factors (lived experience), whereas specialists emphasize economic factors
(investment returns).

6. Conclusion

This research offers a prioritized local model of luxury housing behavior in Shiraz,
categorizing 52 factors into 10 groups. The key finding: physical, social, and
economic factors are most influential, in that order, with priorities varying by actor
type (buyer, developer, specialist) and location (Ghodusi West vs. East). Practical
recommendations include: 1) Developers should focus on quality design, adequate
space, lighting, and prestigious locations. 2) Investors need to balance economic
returns with social symbolism. 3) Policymakers should enhance infrastructure and
accessibility in affluent neighborhoods. A limitation is the focus on only two Shiraz
neighborhoods, limiting generalizability. Future research should compare
metropolises and examine social media’s role in shaping luxury housing attitudes.
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