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Abstract 

A transparent market provides participants with as much information as 

possible. In Sweden, where the environment of commercial properties is 

highly transparent various actors still need to minimise some continuing 

information asymmetry, and one possibility is to hire property 

appraisers. 

Transparent commercial property markets are often regulated by 

governments and professional institutions. The combination of 

regulation and socialisation through memberships in professional 

associations and shared educational backgrounds, training, work 

experience, and institutional frameworks serve to produce and 

reproduce professional values and identities. The overall aim of this 

thesis is to describe and analyse the Swedish profession of property 

appraisers as expressed through members’ perceptions and use of 

various standards and methods, ways of gathering information 

gathering, assessments of value-influencing factors, and their confidence 

in their own assessments when valuing commercial properties. 

The repertory grid technique was used to collect and analyse empirical 

data and to map the thought patterns of respondents in two main 

samples. The repertory grid interviews in 2010/2011 included about half 

of the appraisers in Sweden (67 of 138), and in 2015 just over half (81 of 

145). 

This thesis concludes that Swedish authorised property appraisers use 

country dependent valuation standards and methods, but there are signs 

of their increased adoption internationally. Swedish appraisers gather 

and assess information in a similar way. Their aggregated thought 

patterns demonstrate relatively strong homogeneity and moderate 

complexity. However, the findings also reveal that appraisers’ thought 

patterns differ depending on the university from which they graduated. 
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The appraisers graduated from the highest ranked university simplify 

their valuation judgements more than do other appraisers. 

During the valuation process, property appraisers gather and assess a 

large amount of information considered relevant for estimations of a 

property object’s market value. Four types of information (local 

environment, location, rental income, and discount rate) seem to have 

the greatest impact on the estimated market value.  

The appraisers further perceive that these information types is common 

in that the decisions in the information gathering stage is critical to the 

entire valuation process when using clients as information sources. This 

seems to affect their perceived confidence at the assessment stage and, 

in turn, the final estimated market value. In situations where the 

appraisers have low confidence, they are left dependent on the clients, 

which risks reducing their independence.  

 

Keywords: 

Behavioural property research; education; information; profession; 

property appraisers; standards and methods; the repertory grid 

technique; valuation process. 
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Svensk sammanfattning 

En transparent marknad innebär att alla aktörer kan ta del av så mycket 

information som möjligt. I en internationell jämförelse kan 

fastighetsmarknaden i Sverige beskrivas som transparent, men trots det 

finns en informationsasymmetri. Aktörerna behöver därför minimera 

upplevda informationsunderlägen exempelvis genom att anlita 

professionella fastighetsvärderare. Transparenta kommersiella 

fastighetsmarknader regleras normalt av såväl statlig lagstiftning som 

professionella institutioner och i denna avhandling fokuseras 

auktoriserade fastighetsvärderare, vilka ingår i en gemensam yrkes-

sammanslutning. Delad yrkesutbildning, arbetslivserfarenhet och ett 

gemensamt institutionellt ramverk förväntas leda till professionell 

socialisering. 

Avhandlingens övergripande syfte är att beskriva och analysera svenska 

auktoriserade fastighetsvärderares uppfattningar om standarder och 

metoder, informationsinhämtning och bedömningar av värde-

påverkande faktorer kopplat till värderingsprocessen för kommersiella 

fastigheter. Utifrån avhandlingens övergripande syfte har de fyra 

ingående studierna specifika inriktningar.  

För att kartlägga fastighetsvärderarnas tankemönster användes grid-

tekniken (the repertory grid teknique) som huvudmetod för att samla in 

och analysera empirisk data. Intervjuer gjordes med cirka hälften av de 

värderare som var verksamma år 2010/2011 (67 av 138) och drygt hälften 

av värderarna år 2015 (81 av 145). 

Slutsatsen är att svenska auktoriserade fastighetsvärderare använder sig 

av inhemska värderingsstandarder och metoder, men det finns 

samtidigt tecken på en ökad internationell anpassning. De svenska 

fastighetsvärderana samlar in och bedömer information på ett likartat 

sätt. Det aggregerade tankemönstret är således relativt homogent 

samtidigt som det uppvisar en komplexitet med flera dimensioner. 
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Resultaten visar emellertid också att fastighetsvärderarnas 

tankemönster skiljer sig åt beroende på vilket universitet de tog examen 

från. De fastighetsvärderare som är utexaminerade från det mest 

traditionsrika svenska universitetet inom fastighetsvärderingsområdet 

förenklar sina värderingsbedömningar mer än vad fastighetsvärderare 

utbildade vid andra svenska universitetet gör och har därmed ett mindre 

komplext tankemönster på aggregerad nivå. 

Under värderingsprocessen samlar fastighetsvärdarna in och bedömer 

en stor mängd information som anses relevant för att uppskatta ett 

fastighetsobjekts marknadsvärde. Resultaten visar att fyra typer av 

information (närmiljö, läge, hyresintäkter och diskonteringsränta) har 

störst inverkan på det uppskattade marknadsvärdet.  

Fastighetsvärderarna uppfattar vidare att den information som samlas 

in är avgörande för den fortsatta värderingsprocessen, i synnerhet när 

de som beställer värderingarna (fastighetsägarnas klienter) också lämnar 

ut värdepåverkande information. Typen av information tycks även 

inverka på värderarnas självförtroende när de analyserar informationen, 

vilket i sin tur påverkar bedömningen av marknadsvärdet. I situationer 

där fastighetsvärderarna har lågt självförtroende är de ofta beroende av 

information från klienterna, vilket riskerar att nagga värderarnas 

oberoende i kanten. 

 

Nyckelord:  

Fastighetsbeteendeforskning; fastighetsvärderare; gridteknik; 

information; profession; standarder och metoder; utbildning; 

värderingsprocessen.  
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this dissertation. These include people I met while researching and 

writing my licentiate thesis and the second part of this thesis, as well as 

those who helped with research projects not included here. You were all 
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1 Introduction 

This chapter describes the background of this thesis, including an 

argument for the importance of commercial properties and property 

valuations, commercial property organisations, property appraiser 

requirements, and the valuation process. The background also explains 

why further investigations are needed and how to proceed on a way 

forward (Section 1.1). Section 1.2 includes the research question and aims 

of the thesis, followed by a description of the case in Sweden and the 

transparency of the Swedish property market (Section 1.3). The 

introduction ends with an explication of the focus and structure of this 

thesis (Section 1.4). 

1.1 Background 

1.1.1 The importance of commercial properties and 

property valuations 

How does a property get its value? This is not obvious because of the 

complexity surrounding commercial and residential properties. What is 

obvious, however, is the importance of properties and property 

valuations in a global economy, particularly in relation to various crises1. 

A striking example is the series of commercial property bubbles and 

boom–bust cycles around 1990 that led to financial crises around the 

world. From 1985 to 1995, places such as Australia, East Asia, Japan, and 

the Nordic countries (Crowe et al., 2013) witnessed the collapse not only 

of property prices, but in the US, the UK, and Sweden, also of banking 

systems (Davis & Zhu, 2011). The global financial crisis of 2007–2009 

developed into a full-blown international banking crisis with the 

 

1 For a review of different countries’ commercial property value cycles and peak dates in 

relation to various crises, see e.g. Hendershott et al. (2003), and Higgins & Osler (1997). For a 

review of systemic banking crises see e.g. Laeven & Valencia (2013) and Reinhart & Rogoff 

(2009). 
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collapse of the investment bank Lehman Brothers, which declared 

bankruptcy with listed property holdings valued at US$23 billion. This 

value had to be written down significantly during the bankruptcy 

investigation (Brown, 2011 in D’Amato, 2017). D’Amato (2017) questions 

how Lehman Brothers, one of the most important players in the 

commercial property market, valued their commercial properties, and 

how such a large write-down was possible. According to Duca and Ling 

(2020), the boom–bust cycle in US commercial property prices was as 

large as that of residential house prices and had an even larger effect on 

bank failures. Residential house prices increased 100 % from 1999 to the 

2006 peak, and then dropped 32 % by 2011. Similarly, commercial 

property prices increased 105% from 1999 to the 2007 peak, and then 

dropped 35 % to 2011. 

The interplay between commercial properties and banks in relation to 

property values is dual (Davis & Zhu, 2011). Property owners and banks 

both depend on reliable information about property values when 

making decisions about investments and financing. Both property 

owners, who need properties as collateral, and banks may seek or 

demand valuations by professional property appraisers to support 

applications for loans or credit2. Property owners may hire appraisers to 

conduct valuations for inclusion in financial statements, to obtain an 

independent opinion before their financial statements are audited, or 

before the property’s inclusion in a property index. Other stakeholders 

may also hire appraisers. One example is that tax authorities hire 

appraisers to assess property values for tax purposes (Crosby et al., 2010; 

French, 2004; Pagourtzi et al., 2003). 

Access to information is essential to decisions about whether property 

owners should borrow money or banks should give credit. Property 

 

2 In this thesis, professionals are considered members of a profession or those who earn their 

living from performing an activity that requires a certain level of education, skill, or training. 
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owners and banks therefore depend on reliable information about 

property values in relation to investments and financing. Information 

asymmetries arise in property markets when one party (such as a 

property owner) has more and/or better information about the property 

than the other (such as a potential creditor). One party has an 

information advantage over the other when one has superior knowledge 

or the other is unable to interpret the information offered (Akerlof, 

1970).3 

Properties are neither as homogeneous nor traded as frequently as gold, 

oil, or bonds (Adair et al., 1996). It is difficult, therefore, to ascertain the 

value of a specific property, and different types of information (both 

market- and property-specific information) is required to settle a 

property’s value before its sale, purchase, or other monetised 

transactions. 

Appraisers also ensure the quality of information used to value a 

property, and their valuations are intended to reduce information 

asymmetry between the parties involved. In the appraiser context, I 

define quality assurance in line with Öhman (2007) as the measures taken 

by appraisers to ensure that stakeholders can trust that valuation information is 

relevant, reliable, and comparable. In the same vein, Rudolph (1998) argued 

that reducing information asymmetry is the prime reason for 

professional property appraisers. 

Property appraisers are usually not fully informed about the latest 

events on the property market. They may, according to Geltner (1997), 

 

3 Akerlof (1970) explains how the quality of goods traded in a market can damage the market 

because of information asymmetry between buyers and sellers. His perhaps best-known 

example may be explained as follows: Sellers know whether their cars are high quality or 

‘lemons’. Buyers, however, cannot know the quality of a specific car. The sellers have an 

information advantage, which creates an adverse selection problem. Sellers will sell only when 

they hold a lemon and they will leave the market when they have high-quality cars. 

Accordingly, low prices drive away sellers of high-quality cars from the market, leaving only 

lemons behind. 
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miss important trend breaks such as the property bubbles mentioned 

above. Some research findings also illustrate that property appraisers 

build valuation opinions on retrospective and historical information 

instead of current information or forward-looking forecasts (Gallimore, 

1996; Geltner, 1993; Matysiak & Wang, 1995). Matysiak and Wang (1995) 

argued that property appraisers are ‘backward looking’ because they are 

slow in adjusting to and/or predicting market changes. Property experts 

have traditionally been expected to look mainly at historical events, and 

Quan and Quigley (1991), for example, argued that such a view is a 

rational response to an uncertain market characterised by incomplete 

information. 

Some studies have focused on systematic over- and underestimations of 

property values and/or specific information (i.e., value-influencing 

factors) in valuations and/or forecasts. Ling (2005), who analysed 

commercial property experts’ forecasts in US markets in 1991–2000, 

doubted that commercial-property market experts have the necessary 

knowledge and skills to make forecasts. Comparing appraisers’ forecasts 

in the UK in 1999–2011, Papastamos et al. (2015) found that appraisers 

tend to underestimate growth rates during property booms and 

overestimate them in property busts. They could not tell, however, 

whether these valuations biases depended on the models used for 

valuation or the appraisers’ judgement in adjusting the figures. 

Comparing appraisers’ ex ante forecasts from the Swedish Property 

Index (SFI) with corresponding ex post figures from company financial 

reports, Öhman et al. (2012) found empirical evidence of appraisers 

systematically overestimating future net operating income, but no 

evidence that appraisers exclusively look backward in their analyses. 

Over- and under-estimations may result from appraisers’ relatively low 

competence (Ling, 2005; Öhman et al., 2012; Papastamos et al., 2015) 

and/or independence (Crosby et al., 2018). Providing various 

stakeholders with reliable information requires high-quality valuations 
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conducted by competent and independent property appraisers (Levy & 

Schuck, 2005). The aftermath of the global financial crisis further 

revealed some critique insufficiencies in property appraisers’ 

competence and independence. Accordingly, property valuations and 

the work of property appraisers still need to be investigated (French & 

Gabrielli, 2018). 

French et al. (2021) show that during crises that deeply affect property 

markets, clients often question appraisers´ valuations, which may differ 

from each other or in relation to actual market prices depending on the 

availability of data, the appraisers’ processes, and interpretations of the 

collected information. French et al. (2021) argued that all sorts of 

behavioural heuristics may affect valuations. 

1.1.2 Commercial property organisations, property appraiser 

requirements, and the valuation process 

Appraisers began to organise themselves approximately 100 years ago 

(Miller & Markosyan, 2003). Several valuation organisations were 

founded in the US during the 1930s to standardise the valuation process 

by educating its members and establishing standards. The professional 

education and training established over the following decades led to the 

MAI (Member of the Appraisal Institute) designation 4  for appraisers 

certified under federal guidelines (www.appraisalinstitute.org). 

Valuation organisations and appraiser accreditations were similarly 

developed across Europe, and UK appraisers continue to be accredited 

by the Royal Institute of Chartered Surveyors (RICS). After the recession 

of the 1970s, external and internal criticism of the valuation profession 

in the UK forced RICS to produce their first guidelines to ensure uniform 

and competent valuations. These guidelines remain mandatory for UK 

appraisers and have been continuously developed and extended to cover 

 

4 An MAI designation is still the highest professional level of education and training available 

to commercial property appraisers in the US. 
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conflicts of interest (i.e., appraiser independence). Subsequent 

globalization of RICS standards has made clear which standards are 

appropriate worldwide and which are country specific (French, 2003). 

The 15 different county-specific RICS guidance notes (www.rics.org) 

and the need for these notes indicate the large number of national 

standards used around the world. 

Following the Swedish bank and property crisis of the 1990s, the 

property industry introduced accreditation for Swedish property 

appraisers (Lundström, 2005) through the authorising organisation 

Samhällsbyggarna, i.e., the Swedish Professionals for the Built 

Environment (SPBE). The academic education and training for the 

appraisers was strongly influenced by US property valuation praxis 

(Lundström & Persson, 1996). Since 2015, however, an influential 

master’s programme has been accredited by RICS, which also produced 

specific RICS guidance notes for Swedish appraisers (www.rics.org). 

Previous research has found variation in property appraiser valuations 

due to cultural differences (Gallimore & Wolverton, 1997) between 

countries (Chen & Yu, 2009; Diaz et al., 2002, 2004), within countries (Lim 

et al., 2006), and between organisations or groups depending on the 

appraisers’ education, experience, and/or other personal and cultural 

factors. (Cypher & Hansz, 2003; Sah et al., 2010). 

Several studies have investigated whether and how property appraisers’ 

practices differ in different countries (Eriksson et al., 2005; Hordijk et al., 

2011; McParland et al., 2002). Hordijk et al. (2011) showed that the 

sources and reliability of information used in valuation processes 

differed among European countries, and concluded that methodologies 

remain country specific. Eriksson et al. (2005) demonstrated that 

harmonising valuation standards in Europe was limited by appraisers’ 

lack of awareness of, and unwillingness to use, any but their own 

national standards. McParland et al. (2002) found that Swedish 

appraisers differed in their preferred valuation methods from appraisers 

in France, Germany, and the Netherlands. Moreover, Sweden is unique 

http://www.rics.org/
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in its clarification (i.e., a specific appendix) in RICS guidance notes for 

Swedish appraisers (www.rics.org) on the discounted cash flow method 

(DCF), which has traditionally been the most used valuation method in 

Sweden (Eriksson et al., 2005; McParland et al., 2002). 

Schulte (2003) argued that within-country differences arise from 

differences in the evolution of property general education in different 

regions, while Diaz (1990b) found that differences between organisations 

or groups such as those between decision-making behaviour in novice 

and professional US residential appraisers, often relies on the members’ 

level of experience.  

Although previous research has reported cultural differences among 

various property contexts, the commercial property investment market 

has become increasingly global. Accordingly, the demand for 

international valuation standards and valuation practices has increased 

(Schnaidt & Sebastian, 2012). The Appraisal Institute (AI) in the US, RICS 

in the UK, and SPBE in Sweden are members of the International 

Valuation Standards Council (IVSC), which develops International 

Valuation Standards (IVS) around the world. European harmonisation 

efforts have also been made. The European Group of Valuers 5 

Associations (TEGOVA) developed European Valuation Standards 

(EVS), which are influential in Europe (McParland et al., 2002), and 

Swedish appraisers may follow IVS as well as EVS (Eriksson et al., 2005). 

Harmonised commercial property valuations are also needed because of 

the harmonisation of accounting rules. Since 2005, the EU requires the 

use of International Accounting Standards (IAS) and International 

Financial Reporting Standards (IFRS) for listed companies. 

 

5 In this thesis, valuers are considered synonymous with appraisers. 
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IFRS defines fair value as ‘the price that would be received to sell an asset, or 

paid to transfer a liability, in an orderly transaction between market participants 

at the measurement date’. (IFRS 13:1) 

The fair value concept is similar to that of market value, which is 

commonly used by appraisers. This means that market value as a 

concept is recognised by both IAS and IFRS. In the property context, 

market value is defined as 

the estimated amount for which an asset or liability should exchange on the 

valuation date between a willing buyer and a willing seller in an arm’s 

length transaction, after proper marketing and where the parties had each 

acted knowledgeably, prudently and without compulsion. (IVS 2017, IVS 

104 Bases of value 30.1) 

Appraisers, therefore, when hired for such purposes, have to estimate 

property market values in line with both valuation and accounting 

standards, and this must be considered in the valuation process. In 

contrast to auditing, the valuation process is very lightly regulated (Mäki, 

2020). Although there are between-country differences, valuation 

process around the world share some general features. Property 

appraisers gather and assess a large amount of information considered 

relevant in estimating a property object’s market value (Tidwell & 

Gallimore, 2014). Market value is an estimated value at a specific time, 

and when few property transactions are underway or when the market 

is volatile, the task of the appraiser is to analyse the market and 

determine the critical variables for the valuation method best suited to 

the purpose (Gabrielli & French, 2021). 

The valuation task can be described as a simplified process consisting of 

a number of information-related steps (Levy & Schuck, 1999). The 

process starts with instructions from the client, which include, but are 

not limited to, the purpose of the valuation, preferred standards and 

methods, and predetermined assumptions. Next, the appraiser decides 

which information sources to use and may collect information, (i.e., 
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value-influencing factors) directly from the property object and/or the 

property market and/or indirectly from the client (Levy & Schuck, 1999). 

Clients can therefore be seen as information providers or mediators of 

value-influencing factors. In the following step, appraiser assesses the 

gathered information by analysing and interpreting such factors. These 

assessments results in a valuation statement, which forms the property’s 

estimated market value (more or less equivalent to fair value). French et 

al. (2021) point out that some stakeholders may misunderstand what the 

market value means. They argue that this misunderstanding lies not in 

the definition of market value, but rather in the lack of confidence or 

even the inability of many property appraisers to analyse available 

information during times of few transactions. 

1.1.3 The need for further investigation 

As indicated, valuation bias may depend not only on a lack of 

competence (i.e., theoretical education, practical experience, and 

contemporary knowledge) but also on a lack of independence (Amidu & 

Aluko, 2007; Crosby et al., 2018; Levy & Schuck, 1999; Nwuba et al., 2015). 

Behavioural property research indicates that clients can influence the 

appraiser during the valuation process, for example, by providing the 

appraiser with information needed for the valuation assignment (Levy 

& Schuck, 1999, 2005). Clients who need a valuation to use as loan 

collateral may try to push the property value up, while fund managers 

often request conservative valuations in more profitable years to show a 

steady yearly return on the property portfolio (Levy & Schuck, 1999). 

Klamer et al. (2019) argued that the topic of judgement bias has been 

explored much less in property valuation research than in auditing 

research, where audit failure has received wide attention. Similarly, 

Crosby et al. (2018) emphasised the limited research on appraisers’ 

independence in comparison with other professions and called for 

studies on subject: 
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[W]hile this existing body of research provides indications of the possible 

drivers and appraiser responses to pressure from clients, it is relatively 

undeveloped compared to the work on auditor independence. There remains 

considerable scope for research on how detrimental client influence varies 

with the purpose of the appraisal, client, appraiser and asset and market 

conditions. (Crosby et al., 2018, p. 654). 

Diaz’s (1999) review of the first decade of behavioural property research 

concluded that more research into the valuation process is necessary:  

Value formation is one of the critical issues confronting the property 

discipline. The lack of transaction information which characterizes property 

markets makes value estimation all the more critical. Valuation processes are 

therefore of significant interest. (Diaz, 1999, p. 329). 

More recent literature reviews of behavioural property research have 

indicated that appraisers’ independence still is a rather unexplored but 

increasingly important research field (e.g., Achu, 2013; Diaz & Hansz, 

2007; Klamer et al., 2017). In addition, Diaz (1999) argued that property 

appraisers are a well-defined group using well-defined normative 

analysis models. This makes it interesting to investigate appraisers’ ‘real’ 

work by using controlled experiments and surveys. Diaz (1999, p. 329) 

noted, ’We know what valuers are taught to do, therefore “ought” to do. Do 

valuers do what they “ought” to do?’ 

Focusing on the work of appraisers, Diaz and Hansz (2001) found that 

US commercial appraisers did not deviate from their normative models 

(in this case, anchoring their analysis in reference points). The authors 

suggested that their result might have depended on the U.S. appraisers´ 

normative training and education; however, Diaz (1990a) showed that 

US residential property appraisers did not follow the normative 

valuation processes they are taught, and Diaz and Hansz (2002) further 

demonstrated that property appraisers did not follow normative 

systematic valuation models in line with their valuation organisation 

guidelines. Diaz et al. (2004) reported similar results in their comparative 

study of US, UK, and New Zealand professional appraisers. Since 

previous studies (e.g., Diaz, 1990a, b; Diaz et al., 2002) have mainly 
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focused on residential appraisers, Diaz et al. (2004) called for more 

research into appraisers in commercial settings. 

Hakfoort et al. (2003) attributed differences in property education 

programmes across countries to differences in government involvement, 

in the tasks of professional organisations and interest groups, and the 

maturity of the property sector. Page (2005) pointed out that higher 

education is an important step in which individuals start the process of 

professional socialisation, but noted a lack of studies on the socialisation 

of property appraisers.  

Schnaidt and Sebastian (2012) noted the confusion caused by varying 

adherence to a wide range of valuation standards, while French and 

Gabrielli (2018) called for more research into appraisers’ use of 

appropriate valuation approaches and methods. Klamer et al. (2018, p. 

2), who studied appraisers’ task complexity, argued that more 

comprehensive behavioural research was needed into the influences on 

appraiser practices: 

It seems as though the task environment of commercial valuers is rich of [sic] 

stimuli that provide numerous challenges to valuers during valuation 

practice. However, a (comprehensive) overview of relevant stimuli and how 

they affect valuer reasoning behavior is absent. 

In their systematic review of empirical research on property appraisers’ 

valuation judgement bias over the last 30 years, Klamer et al. (2017) 

argued that traditional surveys, which often measure responses on scales 

suitable to statistical analyses, fail to measure what appraisers believe 

about what they think and do. In the same vein, Achu (2013) called for 

better data and methodological solutions including quantitative and 

qualitative approaches to explain the extent and effect of client influence 

of appraisers.6 

 

6 In this thesis, client pressure and client influence are considered synonymous. 
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1.1.4 A way forward 

A holistic perspective can be fruitful in conducting reliable 

investigations aimed to develop behavioural property research. This can 

be done by studying how property appraisers’ perceptions of what they 

doing (i.e., thinking) when performing a task, using a combination of 

quantitative and qualitative methods, and by considering literature of 

professions, and previous behavioural property research.  

How individuals make assessments and take decisions depends on how 

they perceive reality and how their thought patterns are constructed.7 

Behavioural research may help capture appraisers’ unconscious 

thoughts. Surveys may capture appraisers’ attitudes, and the repertory 

grid technique may help us provide genuine answers about appraisers’ 

behaviour through mapping their inner thoughts (Kelly, 1955; Jankowicz, 

1990; Slater, 1977; Smith, 2000; Wright, 2004). Other methods of data 

collection and analysis used in behavioural research, such as case-based 

questionnaires and protocol analyses may be useful, but they do not 

capture individuals’ unconscious thinking (e.g. Amidu et al., 2019; 

Klamer et al., 2019). 

Individual thought patterns are based on events in the individual's 

history (Kelly, 1955), and people operating in highly regulated areas tend 

to develop relatively detailed thought patterns. Property appraisers are 

influenced by practices learned through socialisation in professional 

environments such as the workplace or university (Hofstede et al., 2010). 

Common thought patterns are thus central to the understanding of what 

property appraisers do. 

This thesis may fill some of the gaps mentioned above by studying 

commercial property appraisers’ thoughts during the valuation process 

(Diaz, 1999) of performing commercial property valuations intended to 

 

7 I consider the concept of thought patterns synonymous with those of conceptual system, 

cognitive structure, cognitive schema, cognitive map, mindset, etc. (Huff, 1990). 
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support clients’ needs (Diaz et al., 2004). The thesis may also increase 

knowledge of commercial property appraisers’ general valuation 

practices (Klamer et al., 2018) and their particular use of appropriate 

valuation approaches and methods (French & Gabrielli, 2018). 

The use of mixed methods combining the repertory grid technique, 

interviews, and surveys may bring some clarity about appraisers’ 

professionalisation journey, including their independence from client 

influence and their socialisation into their professional organisation. 

Achu (2013) emphasised the importance of taking a holistic approach to 

this matter, while Crosby et al. (2018) and Page (2005) encouraged more 

focused studies on client influence, appraiser independence, and 

appraiser education as important subjects in investigations of appraiser 

socialisation. 

1.2 Research question and aims 

Inspired by Crosby et al. (2018), Diaz (1999), French and Gabrielli (2018), 

and Klamer et al. (2018), I argue in this thesis for the need to study how 

commercial property appraisers perform their task. In particular, there 

seems to be a lack of studies on how property appraisers use standards, 

methods, and other value-influencing factors in assessing and taking 

decisions when valuing commercial properties8. Such a focus may attract 

international interest in light of the globalisation of property investment, 

the ongoing harmonisation of property valuation in Europe, and the aim 

of property appraisers in Sweden to establish themselves as a profession. 

The overall research question is 

 How do professional property appraisers perceive their task when 

valuing commercial properties? 

 

8 In Sweden, commercial properties are defined as all property other than housing. This thesis 

does not include commercial residential properties (such as apartments and condominiums), 

which means that I do not investigate social housing factors here (Lind & Lundström, 2009). 
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The overall aim is 

 to describe and analyse Swedish professional property appraisers’ 

perceptions of standards and methods, information gathering and 

assessments of value-influencing factors in conducting valuations of 

commercial property and their confidence in their own assessments. 

 

To answer the overall research question, I investigated Swedish 

authorised property appraisers’ assessments of commercial properties 

that were ordered by the property owner and referred to a valuation 

statement including a market value. 9 This choice was made in light of 

several phenomena including the availability of property data in a 

country such as Sweden that is classified as a highly transparent property 

market (JLL, 2018; see further explanation in section 1.3), which provides 

as much information as possible to all participants (Schulte et al., 2005). 

Four studies were conducted, each with an aim10 related to the overall 

aim are to describe and analyse: 

i. what valuation standards and methods authorised property 

appraisers use when valuing commercial properties, which 

factors affecting those choices, and possible changes in these 

over time; 

ii. the thought pattern of appraisers when valuing commercial 

properties (in order to draw conclusions about their collective 

thinking in terms of content, complexity, and homogeneity); 

iii. differences in the complexity of appraisers’ thought patterns 

depending on the university from which they graduated; and 

iv. which types of information the appraisers perceive to have the 

most impact on a commercial property’s estimated market 

 

9 The next chapter explains Swedish authorised property appraisers with general authorisation 

(APAs), who are as synonymous with the Swedish professional property valuers in Paper I and 

the authorised property appraisers in Paper II-IV. 
10 These aims differ slightly from the aims presented in the papers due to the different 

languages used in the journals in which the articles were published. 
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value, which information sources they use primarily, and how 

reliable they perceive various information sources in the 

valuation process. 

1.3 The case of Sweden and the transparency of the 

Swedish property market 

Access to useful information is essential to property appraisers valuing 

commercial properties, as it is for anyone valuing anything. A 

transparent market provides as much information as possible to all 

participants with the aim of minimising information asymmetry and the 

advantage of some market participants over others (Schulte et al., 2005). 

Jones LaSalle’s Global Real Estate Transparency Index (GRETI; JLL, 2018) 

measures property markets’ transparency through 186 indicators 

divided into six areas: performance measurement, market fundamental 

data, governance of listed vehicles, regulatory and legal frameworks, 

transaction process, and environmental sustainability.11 

Mature and transparent commercial property markets are often 

regulated by a mix of government legislation and professional 

institutions such as the RICS, which monitors appraisal behaviour in the 

UK (Crosby et al., 2018). In less mature and transparent commercial 

property markets, professional institutions are not particularly well 

developed.  

 

11 Performance measurement (valuations and different types of property related indices); 

market fundamental data (of different property types or niches, such as student 

accommodation and self-storage); governance of listed vehicles (financial disclosure, corporate 

governance); regulatory and legal frameworks (real estate regulation (tax, building codes, 

zoning), land and property registration (eminent domain, real estate debt regulation); 

transaction process (sales transactions (pre-sale information, bidding process, professional 

standards, occupier services); and environmental sustainability (green building certifications, 

energy benchmarking and efficiency standards, carbon reporting, green leases, financial 

performance). 
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Table 1 shows GRETI rankings for 2018 dominated by the Anglo-Saxon 

countries of the UK, Australia, and the US.  

Table 1. Jones LaSalle Global Real Estate Index, 2018 

Market In
v

estm
en

t p
erfo

rm
an

ce 

M
ark

et fu
n

d
am

en
tals 

L
isted

 v
eh

icles 

R
eg

u
lato

ry
 an

d
 leg

al 

T
ran

sactio
n

 p
ro

cess 

S
u

sta
in

ab
ility

 

2018 C
o

m
p

o
site sco

re 

 

1 UK 1.0 1.8 1.0 1.2 1.1 1.9 1.2 Highly  

2 Australia 1.2 1.6 1.1 1.4 1.1 1.6 1.3 transparent 

3 US 1.1 1.6 1.0 1.4 1.4 2.4 1.4  

4 France 1.6 1.7 1.3 1.5 1.0 1.0 1.4  

5 Canada 1.7 1.6 1.2 1.2 1.2 2.0 1.5  

6 Netherlands 1.7 1.4 1.4 1.4 1.2 2.1 1.5  

7 New Zealand 1.8 1.6 1.0 1.6 1.0 3.0 1.6  

8 Germany 2.2 2.0 1.2 1.8 1.4 2.7 1.9  

9 Ireland 2.4 2.3 1.3 1.6 1.0 3.4 1.9  

10 Sweden 2.0 2.8 1.3 1.6 1.5 2.7 1.9  

11 Finland 2.6 2.0 1.3 1.7 1.0 2.9 2.0  

12 Singapore 2.0 2.0 1.7 1.9 1.8 3.0 2.0 Transparent 

13 Hong Kong 2.1 1.8 2.3 1.7 1.8 2.7 2.0  

…         

33 China 2.8 2.3 2.6 2.8 2.5 3.3 2.7 Semi- 

…        transparent 

…        Low  

67 Nigeria 4.2 4.3 2.6 3.5 3.0 4.6 3.7 transparency 

…         

…        Opaque 

100 Venezuela 4.9 4.9 4.8 4.6 4.4 5.0 4.7  

Note: The index scores market transparency on a scale of 1.00 (most 

transparent) to 5.00 (least transparent) Source: Retrieved from 

http://www.jll.com/greti/rankings. 
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Furthermore, Table 1 shows that Sweden and Finland are also highly 

transparent.12 Singapore and Hong Kong are ranked transparent, China 

semi-transparent, Nigeria with low transparency, and Venezuela with 

the lowest transparency. 

In Sweden there are approximately 3.2 million properties 

(www.lantmateriet.se) with a total market value of approximately 15,000 

billion SEK (Lind & Persson, 2018, p. 202). Although the Swedish 

property market is relatively small in international comparisons of 

property counts, the volume of its property transactions is high. The 

average transaction volume of commercial properties an annual 

turnover of about 10 % of the commercial property portfolio’s market 

value (Nordlund & Lundström, 2011). This transaction volume is equal 

to or higher than other countries in Europe (Bjølgerud, 2018) and is 

relatively consistent nationwide (MSCI, 2018). 

Real property law, including registration, subdivision, and taxation, has 

strong connections to public law. The most important statute in the field 

of real property law is the Land Code (1970:994; concerning legal 

relations affecting real property and land and property registration and 

pledging). The Swedish Land Register is public and contains individual 

data (such as general property transaction data, building information, 

mortgage information regarding collateral, and tax information) on 

domestic properties. 

Although Sweden has had property benchmarking instruments such as 

the former Swedish Annual Property Index (SFI),13 it has no rental or 

 

12 Sweden scored higher in 2018 than in previous years. This might be explained in part by tech-

enabled developments (property technologies, ecosystems, and open-data initiatives) and an 

increase in data availability in an already data-rich market (http://greti.jll.com/greti/ 

Documents/greti-revamp/JLL-Transparency-Report-2018-FINAL-Reports.pdf).  
13 The Swedish Annual Property Index (SFI) published SFI/IPD Swedish Property Index 

Valuation Guidelines. IPD took over all index and benchmarking from SFI in 2012 and was 

later taken over by MSCI. 

http://www.lantmateriet.se/
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operational cost indices, and its commercial property contracts are not 

publicly accessible (Englund et al., 2004; Nordlund & Lundström, 2011). 

Low turnover of properties in a market or in a specific area of a market 

results in low access to timely information (Crosby et al., 2018). Therefore, 

the use of and access to different sources of information may differ 

between national markets and local markets in the same country, 

depending on the size of the property stock and its transaction volume. 

The stock of commercial properties in Sweden differs in overall value 

and number of transactions by geographical location (i.e., large cities vs. 

sparsely populated areas). The type of owner also differs geographically 

(NAI Svefa, 2017; Nordlund & Lundström, 2011). Stockholm (the capital 

of Sweden) is the most sophisticated market, with a large proportion of 

institutional investors. Institutional owners dominate commercial 

property owners in Stockholm; Gothenburg (Sweden’s second largest 

city) has a mix of owners, many of them municipal; and private owners 

are dominant in Malmö (the third largest city). 

Of all Swedish commercial properties, 50 % are located in the area of 

Stockholm, 25 % in the County of Västra Götaland (including 

Gothenburg) and the County of Skåne (including Malmö), and 25 % 

throughout the rest of Sweden (Nordlund & Lundström, 2011). 

1.4 The focus and the structure of the thesis 

Figure 1 illustrates the property appraiser as the focus of this thesis and 

the specific areas focused on in the individual papers. The figure also 

shows the important effects of financial crises on commercial properties 

and their values and the roles of valuation bias and valuation statements 

in such times. 
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Figure 1. The research focus of this thesis in relation to each paper. 

The remainder of this thesis is organised as follows. The next chapter 

describes the theoretical assumptions and results of previous studies and 

presents a theoretical framework. Chapter 3 describes the sample, the 

data, and the statistical techniques, and it addresses issues such validity 

and reliability. Chapter 4 presents the four papers included in the theses, 

and Chapter 5 discusses them. Chapter 6 ends the thesis with 

conclusions, implications, limitations, and suggestions for further 

research. 
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2 Frame of reference 

This chapter addresses the emergence of professions in general and of 

property appraisers, authorised property appraisers, and their 

influential standards, guidelines, and methods in particular (Section 2.1). 

Section 2.2 includes a general description of behavioural information 

processing and heuristics (including differences between and within 

countries and organisations), the valuation process (including 

information flow and decisions), personal construct theory, and 

complexity theory. The frame of reference ends with section 2.3, which 

presents a model of the framework for the studies in this thesis. 

2.1 The emerging profession of property appraisers 

2.1.1 Professions in general 

The term professional indicates a person with a body of knowledge 

connected to an established occupation. The first occupations defined as 

professions were clergy, lawyers, and medical doctors (Carr-Saunders & 

Wilson, 1933). This group of professions increased over the years to 

include engineers such as land surveyors, chartered accountants 

(auditors) and others (Abbott, 1988). 

Evetts’ (2008) history of professions begins, as do many studies and 

books from various time periods, with normative descriptions of the 

impact of professionalise social systems (Carr-Saunders & Wilson 1933; 

Parsons, 1951) and the characteristics of professions and professional 

work (Wilensky, 1964). 

Wilensky’s (1964, p. 143) classic description of how an occupational 

group reaches professional status includes the full-time nature of the 

occupation, necessity of university education and/or specific practical 

training, professional associations, state licensing laws, and the 

establishment of formal codes of ethics. Although this description has 

been criticised over the years (e.g., Abbott, 1988; Freidson, 1982), these 
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five characteristics are still used when describing professions in general 

and the development of a specific profession (Öhman & Wallerstedt, 

2012). 

Professional practitioners develop and maintain shared work cultures 

and common values through membership in professional associations 

(local, regional, national, and international), education and professional 

training, work experience, and institutional frameworks. Through such 

socialisation, members produce and reproduce professional values and 

identities (Evetts, 2013). All members of a profession are responsible for 

following the associations’ statutes and ethical guidelines. 

Abbott (1988, p. 8) defined professions as ‘exclusive occupational groups 

applying somewhat abstract knowledge to particular cases’. Practitioners gain 

skills from specific training, while their academic knowledge is more 

abstract, but legitimises their professional work, as explained by Abbott 

(1998, p. 54): 

The ability of a profession to sustain its jurisdictions lies partly in the power 

and prestige of its academic knowledge [….] Academic knowledge 

legitimizes professional work by clarifying its foundations and tracing them 

to major cultural values. In most modern professions, these have been the 

values of rationality, logic, and science. 

Professionalism exists when an organised occupation has the power to 

decide who is qualified to perform specific tasks, to prevent others from 

performing these tasks, and to evaluate their own work (self-

government). Few professions can say that they fully control their own 

work, but those who come close to such a situation are called a 

profession. The control over a jurisdiction entails the autonomy of 

professional work (Freidson, 2001). Some professions such as medical 

doctors have both monopoly and discretion, while other jurisdictions are 

subordinate to other professions, as nurses are subordinate to medical 

doctors (Abbott, 1988). 
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There are several ways to lose a jurisdiction or part of it, including 

unclear jurisdiction and/or the transfer of expertise into common know-

ledge (Abbott, 1988; Samuel et al., 2005). The autonomy and prominence 

(i.e., independence and status) of a profession, gained through legal 

and/or public recognition, can be lost partly or completely if its 

jurisdiction is considered unclear under the law and/or in the public eye. 

Griffith (2020) presents an example of unclear jurisdiction in an 

interview study with 28 auditors and 14 valuation specialists with 

extensive experience in auditing complicated level 2 and 3 fair value 

estimates. The study found that after the IFRS replaced the IAS in 2001, 

the auditors’ knowledge and skills were no longer sufficient to value 

assets at fair value using the new standards. Therefore, the auditors used 

valuation specialists (often in-house) who had this knowledge and skill. 

Griffith (2020) argued that the accounting and auditing regulators 

created a partly new jurisdiction related to fair value. In this respect, the 

study could be seen as an example of one profession (auditors) opening 

up their jurisdiction to another occupation (valuation specialists) instead 

of acquiring the knowledge themselves. The valuation specialists in this 

example, however, provided information to the auditors, but did not 

seem to take an active part in the auditing profession. 

2.1.2 Authorised property appraisers 

As long as governments have taxed property, there has been a need for 

valuations (Langfield-Smith & Locke, 1988). Similarities with the 

development of previous professions, such as the audit profession, are 

now apparent in the professionalisation process of property appraisers. 

Wallerstedt (2005) describes how crises such as the 1930s Kruger crash 

in Sweden and the 2001 Enron scandal in the US affected regulation of 

the auditing profession. The Kruger crash proved that requirements had 

to be raised, not only for Swedish auditors, but also for those in the US. 

Increased education and independence were considered particularly 

important. In the same vein, the Enron case, including the substantial 
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consulting fees of their audit firm (Arthur Andersen), led to increased 

requirements for auditor independence in the US. 

The evolution of professional appraiser organisations in the US and the 

UK such as the AI and the RICS, and accreditations such as the MAI 

designation and the RICS appraiser certification can also be seen in 

Sweden. Swedish commercial property appraisers have been authorised 

since 1993 by the independent non-profit organisation SPBE14 (Ekelid et 

al., 1998). As in the neighbouring country of Finland (Kallio et al., 2012), 

this authorisation was introduced by the property industry after the 

property and banking crisis of the 1990s (Lundström, 2005). 

To obtain general authorisation in Sweden to value all types of 

properties including commercial properties, the appraiser must meet 

required levels of education, practice, knowledge, and independence. 

Those requirements are in 

i. theory: at least 210 university credits in areas fundamental 

to commercial property valuation whose distribution 

follows the organisation’s guidelines; 

ii. practice: a minimum of 3 years’ well-documented practical 

experience of full-time valuation under the supervision of 

experienced appraisers; 

iii. timeliness: annual continuing education and current 

knowledge of the market, reviewed every 3 years; and 

iv. independence: the property appraiser’s employment and 

business should remain independent from and autonomous 

in relation to valuation clients. 

Members who fulfil all requirements except independence can apply to 

be authorised as an in-house appraiser. In addition to the requirements 

 

14 SPBE sprang out of the Swedish Association of Real Estate Economics, which was established 

in 1964. The valuation organisation, academic training, and need for national and periodic 

assessment valuations (such as for financial statements and property indexes) influenced the 

development of valuation in Sweden (Lundström & Persson, 1996). 
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mentioned above, an independent Board of Appeal also makes decisions 

on authorisation and disciplinary issues. Property appraisers who 

violate the organisation’s code of conduct may be given a reminder or a 

warning, or they may lose their authorisation. This is also the case for 

auditors who violate the code of conduct. 

The authorisation of appraisers can be seen as a part of the establishment 

of a profession seeking legitimacy. Property appraisers with general 

authorisation meet the requirements for university education and 

practical training, professional associations, and formal codes of ethics 

included in Wilensky's (1964) definition of a profession. In fact, 

authorised property appraisers may be seen as an occupational group 

based on knowledge (both technical and tacit). Evetts (2003, p. 397) 

explains the relation between profession, occupation, and knowledge: 

Professions are essentially the knowledge based category of occupations 

which usually follow a period of tertiary education and vocational training 

and experience. A different way of categorizing these occupations is to see 

professions as the structural, occupational and institutional arrangements 

for dealing with work associated with the uncertainties of modern lives in 

risk societies. Professionals are extensively engaged in dealing with risk, 

with risk assessment and, through the use of expert knowledge, enabling 

customers and clients to deal with uncertainty. 

To be part of the exclusive group of recognised professions, a 

professional group must also have society’s recognition. Lorentzon (2011) 

presented an example of clients’ views of auditors and property 

appraisers, in which the latter group begins to win legitimacy in Sweden. 

The study showed that although commercial property companies had 

much more faith in their internal property valuers than in auditors and 

independent appraisers, they held independent appraisers as almost 

equal in authority to auditors. Hiring these appraisers has been a way 

for property companies to legitimise their own valuations in the financial 

statements. 
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Authorised property appraisers can also be viewed as a group of experts. 

Cultural differences are expressed in collective thinking that 

distinguishes members of one group from members of other groups in 

terms of meaning, habits, traditions, and norms (Schein, 2010). 

Perceptions of how things should or should not be done, known as 

thought patterns or thought structures (Hellgren & Löwstedt, 1997), are 

generated within the profession itself. Common thought patterns and/or 

a common culture helps a profession to achieve legitimacy. 

In different sorts of groups, the cultural impact of common thought 

patterns can depend on different aspects of practice and values. Culture 

generally consists of values ingrained in individuals during childhood 

or youth. In organisations, culture consists largely of practices acquired 

at the workplace or within the organisation (Hofstede et al., 2010). 

Although organisational practices are learned through workplace 

socialisation, the authors argue that occupational values are inculcated 

primarily at universities. Higher education is an important step in which 

individuals start the process of professional socialisation (Page, 2005). 

Sweden has a long tradition of land surveyance, commercial property 

education, and professional accreditation that differs from those of the 

rest of Europe (D’Arcy & Taltavull, 2009). The National Land Survey of 

Sweden was founded in 1628, and before 1970 specialised building 

engineers often performed property valuations. This work was 

gradually taken over by appraisers from the Royal Institute of 

Technology (KTH) in Stockholm, i.e., Sweden’s only university 

programme devoted to property for a long time. This programme still 

dominates the education of professional property appraisers, and 

although it is similar to that for UK surveyors, it is also strongly 

influenced by valuation training in the US (Lundström & Persson, 1996). 

Since 2015 the master’s programme at KTH has been accredited by RICS. 

Today, property education programmes are also offered at Gavle 

University, Lund University, and Malmoe University, among others. 
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These property education programmes are interdisciplinary, while 

KTH’s programme retains a strong technical and mathematical 

foundation (Lundström, 2002). 

There is a trend towards increased postgraduate education in 

commercial property, and business schools increasingly dominate over 

traditional ‘built environment’ academic institutions in central Europe. 

Some of the drivers of this development are the global nature of 

investment markets, increasing internationality among consulting firms, 

and the increasing dependence of professional bodies such as the RICS 

on international exchange (D’Arcy & Taltavull, 2009). 

2.1.3 Influential standards/guidelines, and methods 

Previous research has shown that culture and country-specific 

experience has a large impact on the valuation standards (Reis et al., 2002) 

and methods (French, 2004; Lim et al., 2006; Pagourtzi et al., 2003) used 

to assess properties. International regulatory frameworks and 

standardised practices are needed for comparative evaluations of cross-

border property investments (McParland et al., 2002). 

Reis et al. (2002) examined the degree of variation between valuation 

standards and current practices in Portugal and found that very few 

appraisers used any international standards in their property valuations 

or possessed any formal qualifications. This situation was attributed to 

tradition: historically, valuations in Portugal were assigned almost 

exclusively for taxation and legal purposes, first by the military, and later 

by engineers and lawyers. 

Swedish authorised property appraisers are committed to respecting the 

rules, instructions, and regulations of the Property Valuation Board and 

the Good Property Valuation Convention, but they should also respect 

the IVS. The Swedish association (SPBE) is affiliated with the IVSC, 

which publishes the IVS (http://www.samhallsbyggarna.org/en). 

http://www.samhallsbyggarna.org/en
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The IVS are recognised by RICS, TEGOVA, AI, many other national 

commercial property organisations, and the MSCI/IPD index. The UK 

organisation RICS educates and accredits appraisers and publishes RICS 

Valuation – Professional Standards (Red Book). These standards and 

guidelines state that an appraiser must always act independently and 

objectively (Crosby et al., 2018). The European organisation TEGOVA 

publishes the EVS, and the US organisation AI is the largest publisher 

worldwide of commercial property appraisal literature. Moreover, the 

MSCI/IPD publishes the Global Methodology Standards for Real Estate 

Investment which are used as guidelines for valuations included in their 

property indexes. These are examples of national and international 

organisations and standard setters that direct or indirect influence 

authorised property appraisers. 

Studies of valuation standards around 2000 (Eriksson et al., 2005; 

McParland et al., 2002) showed that Swedish property appraisers have a 

distinct approach to professional frameworks, training, and assessment 

methodology to that of appraisers from France, Germany, and the 

Netherlands. A majority of the Swedish property appraisers used the 

organisation’s guidelines instead of international standards (e.g., EVS, 

IVS, RICS). The choice of standards in Sweden was attributed to common 

practice, to many appraisers’ annual reports to the Swedish Annual 

Property Index (today owned by MSCI/IPD), and to appraisers’ 

educational background. A majority of the appraisers had a commercial 

property degree from the civil engineering programme at KTH 

(McParland et al., 2002). 

Culture and country-specific experience have large impacts on the 

methods appraisers use to assess properties (French, 2004; Lim et al., 

2006; Pagourtzi et al., 2003). Crosby and Henneberry’s (2016) study of 

the development of property valuation in the UK shows that comparable 

sales methods are dominant. Unsurprisingly, RICS standards and 

authorisation continue to dominate in the UK. Investigating valuation 
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methods in several countries, McParland et al. (2002) found that Sweden 

differed from other countries under study in its prioritisation of the DCF 

method. 

2.2 Influence of the appraisers and their thoughts 

2.2.1 Behavioural information processing 

Behavioural property research emerged in the 1990s and has its origin in 

behavioural economics and finance. It studies both the market 

inefficiencies that concern economics and finance and the human 

limitations of interest to psychology (MacCowan & Orr, 2008; 

Mullainathan & Thaler, 2000). It includes human information processing, 

problem solving, and task environments (Newell & Simon, 1972; Simon, 

1955) as well as heuristic problem solving in specific stages of processing 

information (Kahneman, 2003; Tversky & Kahneman, 1974). Overall, the 

interests of behavioural research can be summarised as the inherent 

limitations of human memory and problem solving capacity given the 

inability of individuals or groups to make perfectly rational decisions,15 

and their necessary use of heuristics (cognitive shortcuts and rules of 

thumb) to simplify decision making (Bonner, 2008; Mullainathan & 

Thaler, 2000; Simon, 1978).16 

Behavioural property research has been used to study property 

appraisers’ cognitive shortcuts in the valuation process. This research 

includes deviations from the normative process (Diaz, 1990a, b, 1997; 

Diaz & Hansz, 1997, 2001; Diaz & Wolverton, 1998; Diaz et al., 2002) and 

the use of different heuristics such as anchoring and adjustment. It has 

 

15 Since human problem solving capability is limited (in terms of both brain power and time to 

spend) we cannot be expected to solve difficult problems optimally. We have limited 

information-processing capabilities, i.e., ‘bounded rationality’ (Simon, 1955). Human working 

memory can deal with roughly only seven cues of information at one time (Miller, 1956). 
16 Literature review of the state of property research on human decision-making and decision 

support systems from 1989 to 2016. See, for instance, Krieger & Lausberg (2020). 
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also been used in studies of client pressure at different stages of the 

valuation process (Black et al., 2003; Diaz & Hansz, 2007; Klamer et al., 

2018; Roberts & Henneberry, 2007) and of property appraisers’ valuation 

statements (Amidu et al., 2008; Kinnard et al., 1997; Levy & Schuck, 1999, 

2005; Mwasumbi, 2016; Nwuba et al., 2015). 

Examples of anchoring and/or adjustment are whether the property 

appraisers anchoring their assessments in previously executed 

appraisals (Diaz, 1997; Diaz & Hansz, 1997, 2001; Diaz & Wolverton, 1998) 

or in property purchase prices (Black & Diaz, 1996; Black, 1997; Diaz et 

al., 1999; Northcraft & Neale, 1987). Other examples are anchoring in 

starting prices provided before sales (Gallimore, 1996; Gallimore & 

Wolverton, 1997), pending mortgage information provided by clients 

(Hansz, 2004), tax assessment values (Cypher & Hansz, 2003), or recency 

effects (judgements based on emotional reactions and the tendency to 

focus on recent events; Gallimore, 1994).17 Diaz and Hansz (1997, 2001) 

found that property appraisers who work in unfamiliar markets anchor 

their valuations on anonymous appraisers’ valuations, but do not use 

this kind of anchoring behaviour in familiar markets (Diaz, 1997). The 

authors suggest that when property appraisers experience increased 

uncertainty, they use information they would not normally consider 

reliable. 

Differences in how property appraisers perform their work may be 

attributable to their education and experience. Although previous 

research is not consistent, differences have been shown between valuers 

with different years of experience (Klamer et al., 2019), between students 

with various levels of training (Levy & Frethey-Bentham, 2010), between 

students and experts (Sah et al., 2010), between novices and experts (Diaz, 

 

17 In this thesis I focus primarily on studies related to commercial property appraiser valuation, 

which is why other studies into anchoring effects in residential property valuers’ valuations 

(Diaz & Hansz, 2010) and property investment decision-making (Ling et al., 2018; Lowies et al., 

2016) are not discussed in the thesis. 
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1990b), and among students, novices, and experts (Amidu et al., 2019). 

Diaz (1997), however, found no differences between novices and 

experts.18 Klamer et al. (2019) studied the relationship between valuers’ 

choice of information verification, their professional work experience, 

and their job position using a case-based questionnaire in 290 Dutch 

commercial property valuers in the Netherlands. Their findings showed 

that with more experience (in both valuation and brokerage) valuers felt 

less need to verify new information provided by a client. This suggests a 

higher risk of client-related bias in the valuations of more experienced 

appraisers. 

A recent study by Palm and Anderson (2021) indicates that students 

provided with a low anchor tend, on average, to appraise a lower value 

of the same property valued by students provided a high anchor. The 

authors did not find that information or training in heuristics mitigated 

anchor effects. The results suggest that property appraisals depend on 

the individual’s cognitive capacity to mitigate anchor effects, and the 

authors argue that the individual’s limited capacity to handle anchor 

effects may provide biased appraisals. 

Amidu et al. (2019) studied six valuers with different levels of expertise 

(expert, intermediate, and novice) using protocol analysis to undertake 

the valuation of a familiar commercial property. The results indicate 

increasing use of forward reasoning with increasing levels of expertise. 

They explain the results through forward reasoning requires a rich, well-

developed knowledge base that allows rapid recognition of the current 

situation as similar to previous experiences. Appraisers with such 

expertise elicited through memory (i.e., in their thought patterns) can 

recall knowledge used successfully in such past situations. 

 

18 Students are often defined as undergraduate students, and novices as ‘adequate’ graduated 

students or trainees with ‘adequate’ education (Shanteau & Stewart, 1992). 
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Cultural issues can also cause differences in how property appraisers 

perform their work (Gallimore & Wolverton, 1997). Culture can be 

discussed internationally (Chen & Yu, 2009; Diaz et al., 2002, 2004; 

Hordijk et al., 2011), nationally (Hofstede, 1980; Lim et al., 2006), at the 

organisational level (Hofstede et al., 2010; Lim et al., 2006), or in terms of 

property appraisers´ educational backgrounds and experience (Cypher 

& Hansz, 2003; Sah et al., 2010). 

A major cause of differences in how property appraisers perform their 

work in different countries is related to market transparency (French et 

al., 2021). Such differences are directly related to information availability 

(performance measurement such as property-related indices and market 

fundamental data) and indirectly related to regulatory and legal 

frameworks, governance, and transaction processes (JLL, 2008). 

Chen and Yu’s comparative study of Taiwanese and Singaporean 

appraisers (2009) showed that most appraisers’ confidence in their 

valuations increased with greater access to information (information 

availability). Moreover, as property appraisers’ local knowledge and 

experience increased, so did their confidence and ability to resist client 

pressure. In fact, lack of transparency is identified as the main cause of 

client influence since clients can use their knowledge of market 

transaction data to affect valuations. 

2.2.2 Valuation within the commercial environment 

The model of Levy and Schuck (1999 p. 383) in Figure 2 illustrates that 

clients give valuers (appraisers) instructions, information, and 

considerations (payments). Valuers also get information directly from 

the property market. Whether information comes from the property 

market or indirectly from the client, its flow is crucial for appraisers 

perform their tasks. The appraiser reports the valuation result directly to 

the client but also indirectly to the various stakeholders who compensate 

or finance the client (Levy & Schuck, 1999). 
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Figure 2. Valuation within the commercial environment. 

As mentioned, clients, property owners in particular, are often crucial 

information providers. This may lead to conscious or unconscious client 

pressure. Property appraiser independence is therefore essential to the 

valuation of commercial properties. Clients may have both financial 

incentives and the means to influence the appraiser. However, to 

influence appraisers, clients must also have the opportunity to do so 

(Crosby et al., 2010; Levy & Schuck, 2005). The three most common 

opportunities for clients to influence the appraisers are through 

instructions, information, and considerations (Levy & Schuck, 1999). 

Instructions in valuation assignments include, but are not limited to, the 

purpose of the valuation, preferred methods, and predetermined 

assumptions. Appraiser valuations may be conducted to support a 

commercial loan application, to judge periodic performance, to support 

an application for credit, or for insurance purposes (Crosby et al., 2010; 

French, 2004; Pagourtzi et al., 2003). Different clients have different 

needs depending on their financial incentives and the purpose of the 

valuation (Levy & Schuck, 2005), and these may affect the instructions 

given. Some clients (such as property owners with a mortgage) may need 

a valuation to use as collateral. Such clients may try to push the value up, 

while fund managers often request conservative valuations in more 
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profitable years to show a steadier yearly return on the property 

portfolio (Levy & Schuck, 1999). 

Previous research from the 1990s has revealed that clients often use 

‘opinion shopping’ (ask around to find appraisers who accept clients’ 

valuation expectations) before engaging an appraiser (Kinnard et al., 

1997; Levy & Schuck, 1999). Clients who goes opinion shopping before 

choosing appraiser and/or valuation firm can still include their 

expectations in the instruction stage, since the formal instructions can 

reflect the clients’ desired valuation of the specific property. A recent 

study by Mäki (2020) of 121 EU property companies in 2007–2016 found 

evidence that smaller property companies are less willing to use external 

appraisers since they tend to produce more conservative valuations. He 

also found that the company-specific features, i.e., client characteristics, 

that most influence the choice of external or internal appraisers was the 

company size, its current auditors belonging to the Big 4, 19  and the 

company’s country of origin. This can be seen not only as individual 

client’s opinion shopping, but also by groups of clients with some shared 

characteristics and incentives. 

Appraisers need, at least partly, to rely upon information provided by 

clients. This includes property-specific information, which gives clients 

an opportunity to withhold information and/or supply misleading 

information (Levy & Schuck, 2005). While property-specific information 

seems to affect valuations (Amidu et al., 2008; Kinnard et al., 1997; Levy 

& Schuck, 1999, 2005; Nwuba et al., 2015), this is not always only 

negative. Clients may assist the appraiser by providing information 

about the property or the property market of which the appraiser is 

unaware (Crosby et al., 2010; Klamer et al., 2018). 

Considerations (payment for the assignment) give clients another 

opportunity to question the valuation report. Unsatisfied clients may 

 

19 Deloitte, EY, KPMG, and PwC. 
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refuse to pay the agreed fee or to engage the appraiser in the future. In 

countries such as the UK and New Zealand, Levy and Schuck (1999) and 

Baum et al. (2000) found that it is normal for clients and appraisers to 

arrange draft valuation meetings before the final report is issued. 

Appraisers typically feel client influence during such meetings. Klamer 

et al. (2018, p. 225) reported that ‘all types of clients may exert value 

adjustment pressure, yet not all types of clients seem to have equal means to do 

so’. That study confirmed that clients still use pressure, although not all 

types of clients have the same opportunities to successfully influence the 

property value. In the output stage, clients with relatively more 

experience could provide appraisers with up-to-date market 

information and knowledge that otherwise may have been missed. 

In the model of valuations within the commercial environment, several 

stakeholders depend on reliable information about property values. The 

interests of these stakeholders are considered in stakeholder theory,20 

which highlights the interests of those who work (employees), invest 

(shareholders), or are involved with a particular business, organisation, 

or other activity (e.g., customers, suppliers, governments, and 

surrounding communities; Freeman, 1983; 1984/2010). According to 

Freeman, a stakeholder is ‘any group or individual who can affect or is 

affected by the achievement of the organization’s objectives’. (1984/2010, p. 46). 

Chen and Yu (2009) modified the model of valuation within the 

commercial environment by incorporating Levy and Schuck’s (1999) 

explanation of the differences between property market information and 

property-specific information. In their model, these were illustrated in 

two separated boxes. Moreover, they explicitly focused on the appraiser 

and the appraiser–client relationship. 

 

20 Like many other researchers (e.g., Eisenhardt, 1989; Hill & Jones, 1992; Öhman, 2007), I also 

acknowledge agency theory, and argue that despite its problems there is value in developing or 

combining it with other theories such as stakeholder theory. 
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Based on the modified model of Chen and Yu (2009, p. 27), this thesis 

focuses on situations where information on properties can be considered 

either object-specific or market-specific. It also considers the client as the 

main recipient of the valuation. 21  This means that clients hiring 

professional appraisers as quality assurers are seen as the primary 

stakeholders and that some other stakeholders may be included in the 

client concept, while secondary stakeholders, who have only an indirect 

influence over the property company, are not. The stakeholders acting 

as clients are dependent on reliable information about property values 

at different times. These could be 

 property owners and banks considering investments and 

financing; 

 property owners preparing financial statements or for 

inclusion in a different property index; or 

 authorities, such as tax administrations, determining tax 

assessment value. 

Figure 3 illustrates that this thesis’s focus on valuations based on client 

instructions, where the appraiser decides which information types to 

gather and from which sources. This may result in direct information 

flows from the property object and the property market to the appraiser 

and/or indirect information flows via the property owner to the property 

appraiser. The appraiser’s assessment results in an information output 

flow consisting of a valuation report including a market value statement 

for which the clients pay. 

 

21 Based on agency theory, the appraiser can be seen as an independent bridge between two 

parties. This is similar to the role of an auditor, who is hired to solve an agency problem and to 

ensure the quality of the information (Palm, 2015). 
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Figure 3. An appraiser–client information and valuation model. 

2.2.3 The valuation process 

The valuation process can be described as a function of various kinds of 

information gathered from different sources, analysed, and assessed by 

property appraisers to estimate the value of a commercial property 

(Gallimore, 1994, 1996; Langfield-Smith & Locke, 1988; Tidwell & 

Gallimore, 2014). Information processing is generally described as 

consisting of three components: input, processing, and output (Bonner, 

1994; Libby & Lewis, 1977). This structure is appropriate when 

examining an appraiser’s valuation process. For example, Klamer et al. 

(2018) used components in chronological order,22  starting with input 

stage activities (instructions from clients and other information sources) 

resulting in an information input flow including different types of 

information. This is followed by the process stage (assessment of 

 

22 It is common to describe the components as chronological, while some activities in the 

components may be performed simultaneously rather than sequentially, which also is indicated 

by Klamer et al. (2018). 
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information) that ends with the output flow (the valuation report 

including the estimated value). Figure 4 demonstrates a simplified 

valuation process (related to the input-process-output stages in the 

upper part of the figure). 

 

Figure 4. The simplified valuation process showing the input–process–output 

stages and the two decisions. 

The valuation process can also be seen as a decision-making process, 

involving both ‘theory of search’ and ‘theory of choice’ (Cyert & March, 

1963). Figure 4 also demonstrates the relationship of the two major 

decisions to the input and process stages of a valuation, and shows the 

estimation of property market values (i.e., the output flow) as the 

primary result of the valuation. The appraiser’s decision on an 

appropriate value for a specific property object is the main, but not the 

only, decision the appraiser takes in the valuation process. Other 

decisions include the information search and selection of appropriate 

sources (first decision) and the estimation of a market value (second 

decision; Arrow, 1974; White, 1975). This means that ‘theory of search’ 

applies to property appraisers’ first decision about which information 

sources to use, while ‘theory of choice’ refers to the second decision 

regarding the appraisers’ assessment of the selected information (Stabell, 

1978). These theories emerge from the recognition that decision makers 

lack perfect knowledge and must search for information (Simon, 1947). 

The search stops when a satisfactory option is identified and other 

alternatives are rejected. That choice is governed by rule-based 

behaviour, including rules and standard operating procedures, based on 

previous knowledge. 

In the first decision stage, appraisers may visually inspect the property 

and gather data from their own and/or branch-specific databases and 
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property indices (Gallimore, 1994). Clients may also provide private 

information about the property and its local market or the market in 

general (Levy & Schuck, 2005). Four different types of property- and 

market-specific information are listed below (cf. Nordlund, 2008): 

i) income-related information (contractual terms of leases, 

rental income, vacancy rate); 

ii) method-related information (discount rate, residual value); 

iii) costs-related information (administration/management, 

operating/heating costs, maintenance, investment needs, 

environmental pollution); and 

iv) physical-property–related information (conditions and 

standards, location, local environment). 

 

These broad categories of information may have more or less impact on 

the estimated market value and can therefore be described as value-

influencing factors. 

In the second decision stage, appraisers interpret and analyse the 

different types of information gathered. They have to confront and make 

sense of large amounts of interrelated market and individual property 

information decide how much confidence to place on each piece of 

information (Gallimore, 1994). When appraisers have difficulties 

assessing the available information they may lose confidence in their 

own judgement (Mallinson & French, 2000). Halvitigala et al. (2011) 

examined the experiences of New Zealand appraisers performing 

familiar and non-familiar valuation tasks in standard lease structures. 

The results indicated that unfamiliar valuation tasks are more 

cognitively demanding, requiring appraisers to obtain more information 

and develop new knowledge and analytical skills to make reliable 

judgements. 
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2.2.4 Personal construct theory 

Authorised property appraisers can be viewed as a group of experts in 

their field (Evetts, 2003). People operating in highly regulated areas tend 

to develop and share relatively detailed thought patterns with their 

peers. Common patterns of thought are thus central to individual and 

group understandings of the pertinent reality. Individual thought 

patterns are based on events in the individual’s history (Kelly, 1955). The 

minds of authorised property appraisers in terms of content, complexity, 

and homogeneity are influenced by their environment and include 

attitudes and practices learned through socialisation at the workplace, 

within the organisation, or (primarily) at university (Hofstede et al., 

2010). Such common and individual thought patterns of authorised 

property appraisers may therefore appear when valuing commercial 

properties by assessing various value-influencing factors. 

A relevant theory for studying unconscious thought patterns is Kelly’s 

(1955) personal construct theory. This theory is built on the fundamental 

postulate that ‘a person’s processes are psychologically channelized by the 

ways in which he anticipates events’. (1955, p. 46). In other words, how 

people perceive an entity determines their behaviour in relation to it 

(Fransella et al., 2004; Wright & Lam, 2002). Kelly (1955) based personal 

construct theory on his own philosophy, constructive alternativism. In 

constructive alternativism, ‘different people have different ways of 

constructing the same thing; also, […] a single person always has the option of 

constructing the same thing differently on two separate occasions’. (Jankowicz, 

2004, p. 15). Individuals view the world through mental frames of 

reference built on representations of their previous experiences (from 

education and where they work), which they use to interpret phenomena 

(Jankowicz, 2004; Jansson, 2008; Kelly, 1955/1991).  

Individual's thought patterns consist of conceptual systems used to 

understand and interact with their surroundings in the workplace and 

in daily life. This process is similar to hypothesis testing as individuals 
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continually develop, test, and modify or reject hypotheses about their 

own unique experiences (Stewart & Stewart, 1981). 

Conceptual systems are composed of constructs, which Kelly (1955/1991) 

explained through 11 corollaries, of which the first 8 are mentioned here. 

(For all 11 corollaries, see Appendix 1.) First, an individual’s construct 

system is composed of finite number of dichotomous constructs 

(Dichotomy corollary). The individual uses bipolar constructs to 

attribute meaning to an entity (Construction corollary) and to value 

events and things based on opposing characteristics. For example, 

saying that something is tall has no real meaning if we cannot compare 

it to something we perceive as short (Jansson, 2008). We judge the entity 

in terms of two opposing characteristics that form a dichotomous 

construct, which (in this example) can be expressed as a scale with tall 

and short at either endpoint. 

Individuals each develop unique constructs (meanings) for the same 

events (Individuality corollary). This is not to say that we cannot 

understand and accept other people’s explanations of concepts, however. 

If some understanding were not possible, we could not communicate at 

all (Jansson, 2008). Kelly (1955) recognised that individuals with shared 

experiences may understand the world in a similar, if not identical, way 

(Commonality corollary) and thus assign similar meanings to events 

(Jankowicz, 2004). Kelly’s personal construct theory has therefore been 

used at an aggregated level in studies of bank loan officers (Rad et al., 

2013; Wilson et al., 2007) and auditors (Öhman et al., 2006). 

Existing conceptual systems can thus be extended as individuals acquire 

more knowledge in a particular area (Experience corollary), and they can 

also be changed as prior knowledge is rejected in favour of new 

(Hellgren & Löwstedt, 1997). If the whole system is to be effective and 

accurate in anticipating events, it makes sense for individuals to expand 

and change it (Choice corollary) through hypothesis testing to find the 

best solution. 
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Kelly (1955/1991) emphasised in his theory that our experience is 

important to how we make sense of information because we see the 

world through our own concepts. He further argued that people base 

their sense-making on actual problems and events in their environment. 

A construct can be used to make sense of different events, but only when 

the construct itself makes sense (Range corollary). This means that a 

construct cannot be used for all phenomena in all circumstances 

(Jankowicz, 2004). While some constructs can accommodate many new 

events within their range of convenience (for example, good–bad), others 

can be applied to only a few (Modulation corollary). For example, certain 

information has little–major impact on a property’s estimated market 

value. This construct is useful to appraisers, but not to medical doctors. 

The repertory grid technique is a method designed expressly to map 

conceptual systems (thought patterns) and recreate individuals’ 

interpretations of events they’ve been exposed to. This technique is 

applicable to groups such as professional property appraisers and is 

described further in the Methods chapter. 

2.2.5 Complexity theory 

Complexity theory is an offspring of Kelly’s (1955) personal construct 

theory (Suedfeld et al., 1992). Individuals’ thought patterns and how 

they are constructed affect how complex individuals perceive their 

environment and therefore how they make assessments and decisions. 

Property appraisers gather several types of information and must make 

several decisions during the valuation process (Amidu, 2011; Gallimore, 

1996; Tidwell & Gallimore, 2014). Their valuations can therefore be seen 

as complex, and complex tasks place high cognitive demands on the 

performer (Campbell & Gingrich, 1986; Liu & Li, 2012). Task 
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complexity 23  has been described as a function of task characteristics 

(Campbell, 1988), a function of an individual’s decision making in a 

task/information process (especially in audit-judgement research 

literature; Bonner, 1994; Libby & Lewis, 1977), and ‘a product of the 

interaction between task characteristics and task performer 

characteristics, such as knowledge or experience’ (Klamer et al., 2018). 

Campbell (1988) identified three criteria to define a task as complex: 

information load, information diversity, and rate of information change. 

He further argued that a complex task has one or more of the following 

characteristics: multiple paths, multiple outcomes, conflicting 

interdependence among paths, and uncertain or probabilistic linkages 

between paths and outcomes. Bonner (1994) divided the information 

process into three types of task complexity: input, processing, and 

output, each with a type of complexity based on the amount and clarity 

of information. 

Baffour Awuah and Gyamfi-Yeboah (2017) and Klamer et al. (2018) used 

the task complexity framework to study variations among valuations 

produced by professional appraisers. Baffour Awuah and Gyamfi-

Yeboah focused on differences between types of valuation tasks 

(identified as residential, retail/office, fuel service station, and mixed 

land use) in Ghana and measured task complexity using four 

characteristics inspired by Campbell (1988). The authors rated how 

many purposes clients had for the assignment, how many valuation 

methods the appraisers used, whether either theory or practice 

guidelines were lacking to aid the choice of which method to use to meet 

the purpose of the assignment, and whether the valuation assignments 

had several unrelated desired outcomes. Of particular interest was the 

reported link between complex valuation tasks and bias in the 

 

23 For literature reviews of definitions of task complexity, see, e.g., Campbell (1988) and Liu & 

Li (2012). 
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performed assignments. The findings also showed substantially more 

variation in valuation tasks for fuel stations, which exhibited greater 

levels of complexity (especially in the use of multiple valuation methods 

and the lack of specific theory and guidelines) than any other property 

types, such as shops and offices. 

Klamer et al. (2018) studied valuer behaviour in light of perceived task 

complexity (and coping strategies) in valuation performance by 

conducting in-depth interviews with 18 senior valuation professionals in 

the Netherlands. They defined task complexity as ‘an information 

processing activity that requires one’s cognitive effort to produce judgement and 

selection of a preferred line of action, given the task at hand and the 

environmental settings present’ (p. 212) and examined a combination of 

task characteristics and environmental features in the valuation process24. 

They found that valuers perceived that the input, process, and output 

stages in the valuation process held different elements of task complexity 

in terms of both task components and task settings, such as type of clients, 

market information, and comparable evidence. Moreover, they found 

differences between valuers, with those working in large teams 

perceiving different elements of task complexity throughout the 

commercial valuation process to those perceived by valuers who were 

self-employed or worked in small teams. 

Liu and Li (2012) argued that complexity analysis, which may consider 

both task complexity characteristics and their consequences on the 

decision-maker’s cognitive efforts, may be used to improve 

understanding about both the task and the relationship between the task 

and the decision maker. 

 

24 Klamer et al. (2018) used Funkes´ (2010) concept of ‘situational complexity’, in which ‘the 

complexity of a task can relate in a narrow sense to task components, yet in a broad sense may 

involve dealing with elements of the wider task environment’. 
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Campbell (1988) claimed that the complexity theory of Schroder et al. 

(1967) seemed most useful as a framework to integrate the broad 

conceptualisations of complexity and analyse task characteristics and 

their implications on the decision makers of the task. This suggests both 

that complexity can be determined independently of any particular 

decision maker, and that a complex task can be defined as one in which 

high cognitive demands are placed on the decision maker. For example, 

the relationship between the complexity induced by input quantity and 

task performance can be analysed. 

Complexity theory (Driver & Streufert, 1965; Schroder et al., 1967; 

Streufert & Driver, 1967) explains the relationship between the nature of 

the task and the nature of the decision maker’s thought pattern (Stabell, 

1978). The task reflects the complexity of the environment in terms of the 

amount of information received (i), while the decision maker’s thought 

pattern manifests itself in what is called integrated complexity (ii). 

Integrated complexity is determined by the number of dimensions in the 

thought pattern (dimensionality) and is partly determined by the extent 

and nature of the rules and structures individuals use to coordinate these 

dimensions (Hedberg & Jönsson, 1978). 

Figure 5 is a modification of the model suggested by Schroder et al. (1967) 

illustrating that integrated complexity (ii) can be explained as a function 

of the complexity of the environment (i). This function is determined by 

the nature of the decision maker’s behaviour and the individual’s 

capacity to manage information. Increased integrated complexity results 

in a greater ability to generate alternative interpretations, and vice versa, 

which can be plotted as an inverted U-curve. 
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Figure 5. Integrated complexity as a function of the complexity of the environment 

related to optimum. 

The left part of the figure illustrates how integrated complexity increases 

with increased environmental complexity to a certain level, i.e., the 

optimum. One interpretation could be that little available information 

does not allow the task performer to form the correct mental image for 

performing the task or to make an effective decision (Liu & Li, 2012). To 

reach the optimal level, individuals seek information and tend to 

combine information from different sources (Schroder et al., 1967). The 

optimal level is reached when individuals’ cognitive capacity matches 

the complexity of the environment (Streufert & Schroder, 1965). This also 

means that there may be an optimal point of input quantity to achieve 

maximum human performance (Liu & Li, 2012). 

On the right side, integrated complexity decreases as environmental 

complexity increases beyond the optimum point (Streufert, 1969). A 

large quantity of input may place a high information load on the memory 

and attention system of the task performer (Liu & Li, 2012; Wood, 1986; 

Bonner, 1994). One interpretation is that individuals cannot handle all 

available information, and therefore may simplify their perceived reality 

using cognitive shortcuts (Kahneman, 2003). Relevant information may 

therefore be missed because individuals cannot process all available 

highlow

high

low

ii) Integrated 
complexity

i) Complexity of 
the environment
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information. Subconsciously, the individual may simplify the task rather 

than seek new information. 

2.3 Framework for the studies in this thesis 

Even if commercial properties are valued in a transparent market, such 

as the Swedish property market, information asymmetry still exists 

when one party has better information about the property than another 

party who requires that information. To decrease that potential 

information gap, different parties (e.g., property owners, banks, and tax 

administration authorities) assign professional property appraisers to 

value commercial properties. 

Based on the appraiser-client information and valuation model in Figure 

3, (the modified model based on Levy & Shuck, 1999, p. 383 and Chen & 

Yu, 2009, p. 27), Figure 6 illustrates the general framework for this thesis. 

This figure also includes content from the other parts of the frame of 

reference. 

 

Figure 6. The general framework of the thesis. 
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The client is centred in the middle of Figure 6. Property owners are often 

the primary client who orders valuations for use in preparing financial 

statements, preparing property transfers, seeking loans, or preparing a 

report to different property index. Other clients can be institutional 

actors, such as creditors deciding whether to grant credit or tax 

administration authorities determining the value for tax assessment. 

The lower right side of the figure illustrates transfers of instructions, 

information, and considerations (payments) from client to appraiser and 

of the appraiser’s report of the estimated valuation to the client. The 

appraiser also receives information indirectly from the client, as 

illustrated on the left side of the figure, or directly from the property 

market, illustrated by the arrow at the top of the figure. 

In the valuation process, appraisers’ first round of decisions are which 

sources to use for various types of information and how much to rely 

upon property-specific, market-specific, and/or property-owner–

supplied information. The second decision, shown on the right side of 

the figure, is how to assess the information. The upper right corner of 

Figure 6 summarises how appraisers conduct valuations according to 

skills learned through their professional association, education, or 

workplace, including which standards and methods to use. Appraisers 

in different market segments may differ in the information sources they 

use and their confidence in assessments based on those sources. 

Based on the simplified valuation process in Figure 4, Figure 7 illustrates 

the value-influencing factors and aspects of these factors related to 

different stages in the process. Different types of value-influencing 

factors – such as rental income, contractual terms of leases, vacancy rates, 

location; local environment, conditions, and standards; discount rate, 

residual value, operating and heating costs, maintenance, investment 

needs, administration and management, and environmental pollution – 
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can have a high or low impact on the property’s estimated market 

value.25 

Moreover, assessments can be more or less time consuming and may be 

based more or less on standardised information that is historical or 

future-oriented in character. Appraisers may (un)consciously anchor 

their assessments in their own or others’ previous valuation statements, 

and their assessment confidence for various types of information can 

depend on whether and to what degree they see the information types 

as reliable, easy to assess, and/or in need of two or more opinions. Those 

decisions result in a report that includes information of the estimated 

market value. 

 

25 Other aspects of value-influencing factors are that information may be important for an annual 

accounts valuation, which can be expressed as a bipolar construct on a scale of little–great 

importance. See the Method subsection 3.2.3 for further explanations. 
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Figure 7. The simplified valuation process, including the two decisions in relation 

to value-influencing factors and aspects. 
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3 Method 

This chapter discusses my considerations and decisions about the 

methods used in this thesis. It begins with a short summary of my 

methodological considerations (Section 3.1), followed by a section 

addressing my choice of research design (Section 3.2), which includes the 

design of the questionnaires and the design of the Repertory Grid 

interviews. The population and sample are presented in section 3.3, 

followed by a description of the data collection and analysis (Section 3.4). 

The chapter ends with a discussion of research quality including 

methodological limitations, validity, reliability, and ethical 

considerations (section 3.5). 

3.1 Methodological considerations26 

A main question in social science is what constitutes reality? What 

actually exists? Ontological assumptions affect what knowledge can be 

generated about the phenomenon under study (Andersen, 1998; Burell 

& Morgan, 2003). The constitution of reality and ways to explore it, 

therefore, may influence the aim of a study, the choice of a supporting 

theory or theories, and the relationships among empirical evidence, 

theory, methods, and other aspects of the research. 

3.1.1 The interplay between objective and subjective 

approaches 

It exists various ontological approaches. Burell and Morgan (2003) 

distinguished between objectivism and subjectivism and described the 

approaches as two extremes. According to the objectivistic approach, 

there is a given reality ‘out there’ (Gergen, 1999, p. 8), which exists 

 

26 My licentiate thesis (Bellman, 2012) included methodological discussions. Regarding the 

methodological considerations, I have not changed my main standpoint, and, therefore, section 

3.1 is a translation from my licentiate thesis with some additional thoughts. 
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independently of the individuals. Reality is nothing that individuals 

create. Instead the reality can be identified and described objectively 

(Burell & Morgan, 2003). According to the subjectivistic approach, there 

is no given reality. It is something that individuals create cognitively “in 

here” (Gergen, 1999, p. 9) as a social construction. 

In contrast to Burell and Morgan (2003), who argued that extremes such 

as objectivism and subjectivism cannot be valid at the same time, I 

consider, in line with Willmott (1993), that the distinction between 

objectivism and subjectivism is too strict. Therefore, I do not have a 

purely objective or a purely subjective approach. My point of departure 

is that reality is objective and exists independent of us, but is interpreted 

subjectively with regard to who depicts it and based on what. 

3.1.2 The interplay between theory and empirical data 

I believe that a theory of reality may go hand in hand with empirical 

evidence. As a researcher, I can move between theory and empirical 

evidence, allowing them to interact during the research process. Such 

interaction can lead to the gradual development of a frame of reference 

and of appropriate measuring instruments.  

Both deductive and inductive approaches lack the understanding of 

underlying structures and conditions (Alvesson & Sköldberg, 2008) that 

I want to explore in my study of a phenomenon. An abductive approach, 

however, contributes to understanding through interpreting underlying 

patterns and emphasising the interaction between theory and empirical 

data. Therefore, I adhere to neither a purely deductive nor a purely 

inductive research approach, but instead adopt an abductive approach 

that enables both new discoveries and the confirmation of existing 

knowledge.  

After studying the literature on commercial properties and valuations, I 

collected empirical material in pre-studies, analysed the gathered 

material, and went back to the literature to search for more theoretical 
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links. This was an ongoing process before I took the next step and 

conducted pilot studies. I then worked back and forth between the data 

and theory using the empirical material collected in the pilot studies. The 

clearest demonstration of this process is my elicitation of value-

influencing factors and aspects of these factors related to different stages 

in the process (see Figure 7). 

3.1.3 The interplay between quantitative and qualitative 

research strategies 

The several approaches and positions taken in business research can be 

reduced to two overall types of research strategy (Bryman & Bell, 2005). 

The quantitative strategy is linked to objectivism and a deductive 

approach using data that can be expressed in numbers. The qualitative 

research strategy is linked to subjectivism and an inductive approach 

that places importance on the participants’ words and perceptions 

during the data collection and data analysis. 

I do not believe that researchers must choose between a purely 

quantitative or a purely qualitative research strategy. I have neither a 

strict objectivist nor a strict subjectivist view, nor do I assume a strict 

deductive or strict inductive approach. I agree with Öhman’s (2007) 

position that a research strategy is not unilaterally dependent on other 

views or other research approaches. For that reason, I chose a mix of 

methods, combining the repertory grid technique, interviews, and 

surveys to capture professional property appraisers’ conscious and 

unconscious perceptions of their tasks when valuing commercial 

properties. Several researchers argue that quantitative and qualitative 

strategies can be successfully combined and that the results can 

strengthen each other through cross-validation (Bryman & Bell, 2005). I 

also believe quantitative results can be strengthened by qualitative 

interpretations and that qualitative results can be strengthened by 

quantitative comparisons (cf. Snape & Spencer, 2003). 
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3.2 Research design27 

3.2.1 Overall design 

In line with Johnson and Onweuegbuzie (2004), I argue that the 

researcher should choose the combination of methods best suited to 

answer the research questions, regardless of whether they are 

quantitative or qualitative, using a ‘mixed methods’ approach. The 

advantage of this strategy is that various methods can strengthen and 

complement each other through triangulation (Denzin, 1978/2017; 

Johnson & Turner, 2003; Johnson et al., 2007). Morse (1991) suggests 

using both simultaneous triangulation, characterised by ‘the simultaneous 

use of qualitative and quantitative methods in which there is limited interaction 

between the two sources of data during the data collection stage, but the findings 

complement one another at the data interpretation stage’ (Johnson et al., 2007, 

p. 115) and sequential triangulation, ‘utilized when the results of one 

approach are necessary for planning the next method’ (Johnson et al., 2007, p. 

115). I used a mix of methods, combining the repertory grid technique, 

interviews, and surveys, to obtain a rich dataset to use in analysing how 

property appraisers holistically perceive valuing commercial properties 

in relation to standards, methods, and value-influencing factors. I used 

the results from the pre- and pilot interviews to develop the forms of the 

grid study interviews, and I used the results from the grid study 

interviews to design the retest grid study interviews. The results from 

each step of the data collection were therefore necessary for planning the 

next steps and are further described in subsection 3.2.3. 

Snape and Spencer (2003) assert that the researcher should try to choose 

the methods best suited to answer the research questions, independent 

of the philosophical approaches of those methods. I chose questionnaires 

 

27 Although I designed the research in this thesis, I discussed several issues concerning various 

parts of the research design, the papers on which I was the corresponding author, and the 

‘kappa’ with my co-authors and supervisors, and I finalised all aspects of the research 

considering their knowledge and expertise. 
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to study what authorised property appraisers say they use and are 

influenced by when valuing commercial properties. I also used repertory 

grid interviews to study the respondents’ unconscious thoughts when 

valuing these properties. I decided against using a traditional survey 

because they fail to elicit in any depth what appraisers really think and 

do (Klamer et al., 2017), and no method other than repertory grid 

interviews can capture individuals’ unconscious thoughts (cf. Amidu et 

al., 2019; Klamer et al., 2019). 

The first questionnaire and the forms for the repertory grid interviews 

were developed in parallel (during 2009/2010), but the questionnaires 

and the repertory grid interviews are presented separately in the 

following subsections. 

3.2.2 Design of the questionnaires 

The questionnaire was used at different times (2010/2011 and 2015) to 

gather authorised property appraisers’ attitudes, and its results were 

compared with those of a previous study (McParland et al., 2002) to 

identify possible changes in over time. I used a questionnaire as a 

complement to the repertory grid technique in order to obtain data from 

a larger number of respondents, to allow respondents to go beyond the 

scope of the grid form, and to extend and strengthen the results 

concerning respondents’ perceptions of their educational backgrounds, 

professional organisations and standards, client pressure, and other 

factors important to their self-identification and work as property 

appraisers. 

The questionnaire was developed through pre- and pilot studies in 2009–

2010 using face-to-face meetings and e-mail correspondence. The pre- 

and pilot study respondents were all engaged in both discussing the 

questions and their relevance and responding to questions in the 

emerging questionnaire. Several questions, generated from previous 

research, focused of types of clients (Levy & Schuck, 1999), clients’ 

purposes for ordering valuations (Crosby et al., 2010; French, 2004; 
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Pagourtzi et al., 2003), and property valuation methods and standards 

(Eriksson et al., 2005; McParland et al., 2002). Others refer to factors that 

influenced respondents’ choice of standards, preferred valuation 

methods, and typical clients (French, 2004; Lim et al., 2006; Pagourtzi et 

al., 2003; Reis et al., 2002). See Appendix 3 for the questionnaire’s open-

ended and standardised fixed-response questions. 

Since the face-to-face meetings were time consuming and incurred high 

travel costs, a web survey was used for the 2015 main study, which 

entailed preparing a second round of pre- and pilot studies. The 

questionnaire was subsequently extended with questions about factors 

influencing the property appraisers’ choice of standards and about 

opportunities and factors related to client pressure in the valuation 

process (cf. Levy & Schuck, 1999).28 Following the pre- and pilot studies 

(and preliminary analyses of the data gathered in 2009/2010), I excluded 

some of the questions in the first questionnaire that could be seen as less 

relevant for Paper I and changed answer options from the paper 

questionnaire to options more suited to a web questionnaire (cf. Van 

Selm & Jankowski, 2006). For example, the questions in the 2010/2011 

version had fewer response alternatives, such as always, sometimes, and 

never, while the 2015 questions used 7-point Likert scales ranging from 

1 (low/never) to 7 (high/always). The effect of the different scales on the 

analyses is described in sub-section 3.4.2.1. Although it is not optimal to 

change questions from one study to another, the two studies had the 

same overall focus on valuation standards and preferred valuation 

methods as the study by McParland et al. (2002). Moreover, while I was 

present during the 2010/2011 in-person questionnaire administration 

(allowing respondents to give immediate feedback), I had to provide 

space in the web questionnaire for responses to open-ended follow-up 

questions and to allow for feedback (cf. Sheehan & McMillan, 1999; Van 

 

28 This questionnaire included some questions related to another research project that is still a 

working paper and not included in this thesis. 
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Selm & Jankowski, 2006). The questions in the web questionnaire are 

presented in Appendix 4. 

3.2.3 Design of Repertory Grid interviews 

The repertory grid technique was chosen as the main method for data 

collection and analysis as it is considered a reliable tool for investigating 

individuals´ thought patterns (Wright, 2004). Although not previously 

used holistically and comprehensively in the property context, the 

method has been used in other contexts to map thought patterns at both 

the individual and the aggregated level (Bell, 2000; Öhman et al., 2006; 

Rad et al., 2013; Wright, 2004, 2006). Structured interviews make it 

possible to illuminate how elements are understood in terms of bipolar 

constructs (Fransella et al., 2004). When collecting data using the 

repertory grid technique, the first step is to select the elements, the 

second is to elicit the constructs, and the third is to score the elements in 

terms of the constructs (Jankowicz, 2004). 

Elements (value-influencing factors29) and bipolar constructs (opposing 

aspects of value-influencing factors) can be obtained from theory, from 

respondents, or from both (Jankowicz, 2004). Because McParland et al. 

(2002) demonstrated that Swedish property appraisers mainly use the 

DCF method, the elements in this research were based mostly on the 

value-influencing factors included in DCF valuations and valuations of 

commercial properties prior to financial statements. The elements were 

based both on previous research on property valuation and the advice of 

pilot study respondents, and their compatibility with those elicited in 

previous research and pilot studies indicate that value-influencing 

factors were shared by property appraisers. In designing the final grid 

form, 13 value-influencing factors were used as elements. 

 

29 In this thesis, value-influencing factors are synonymous with value-adding factors in Papers 

II and III, and types of information in Paper IV. 



57 

 

In line with Wright (2004), the elicitation of bipolar constructs was based 

on the literature on property valuation30 and informal discussions with 

the pilot study respondents. These constructs reflected the nature of the 

information and assessment issues that could arise in the valuation 

process. Each bipolar construct was treated as a scale with two endpoints 

(cf. Stewart & Stewart, 1981) and presented in terms of ‘information is 

predominantly (historical–future) oriented’ and ‘easy–difficult to assess.’  

In Figure 8, the elements and bipolar constructs used in Papers II–IV are 

related to the valuation process and the two main decisions previously 

illustrated in Figure 7. 

 

Figure 8. Elements and bipolar constructs used in this thesis. 

 

Note: * Elements and bipolar constructs used in Paper IV. 

 

30 Although I refer to some articles studying residential properties, I primarily refer to articles 

on commercial properties. This focus means that some more recent articles are not included. 

Among the excluded articles are those studying the emerging African continent, such as 

Mwasumbi and Tarimo (2019), who investigate residential appraiser mortgage valuations. 
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At the end of the pilot study, a total of 19 bipolar constructs was 

identified. The final grid form was determined based on statistical 

analysis, interpretations of the three pilot study respondents’ thought 

patterns as illustrated on maps, and discussions with these respondents. 

This resulted in excluding two constructs. The final grid form, including 

13 elements and 17 bipolar constructs, is presented in Appendix 2.31 

The pilot study also tested the interview manual for the main study. This 

manual instructed respondents to relate their answers to valuing 

commercial properties. It also provided information on what was meant 

by each element and construct. In addition to the grid form, questions on 

background variables were included to categorise the respondents and 

to investigate whether or not they represented the population of 

professional property appraisers in Sweden. 

3.3 Population and sample32 

I used two main samples in the studies for this thesis, taking several steps 

to include as many respondents as possible. Most importantly, I gained 

support for the investigation from the president of the organisation SPBE 

announced in the cover letter. I e-mailed to all authorised property 

appraisers in Sweden. The letter provided information about the 

upcoming investigation and its overall purpose. I then contacted them 

individually by e-mail and/or phone to arrange their participation in 

face-to-face interviews. 

 

31 The bipolar constructs in the grid form presented in Appendix 2, are presented in slightly 

different ways in papers II-IV due to the different languages used in the journals in which the 

articles were published. 
32 I chose to study authorised property appraisers with no prior knowledge of the profession 

other than my new insight that they would be the most relevant group for my thesis project. I 

got strong support from the president of SPBE, Åke Ekvall, which helped me to decide which 

sample to use. His support also gained me the respect of the authorised property appraisers I 

contacted during the data collection. 
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Due to excessive workloads at the time of the interviews in 2010/2011, 32 

property appraisers could not participate, and 13 declined because they 

had retired, recently changed jobs, or were on vacation, child leave, or 

sick leave. I had difficulty coordinating interview times with 14 others 

and was unable to reach 10. Of the 69 authorised property appraisers 

who I did contact, 2 did not understand the reason for the study and 

were excluded from the sample. This resulted in about half (67/138) the 

appraisers in Sweden participating in the 2010/2011 investigation and 

just over half (81 of 145) in the 2015 investigation. 

On each occasion (2010/2011 and 2015) I compared respondents’ 

background variables (gender, age, place of work, year of authorisation, 

and university exam) with population data drawn from the 

organisation’s membership lists at the time of the studies. 

The property valuation industry was (and likely remains) male 

dominated, as were the Swedish population of authorised property 

appraisers and the study respondents. The two sample groups were 

relatively similar. Nearly one third of respondents were aged 40 years or 

younger, approximately one third worked in the capital city, and almost 

one third had been authorised within the previous five years. About 75% 

of the respondents had passed a cadastral or property education 

university exam, primarily from KTH, and approximately 60% of both 

groups had graduated from KTH. With the exceptions of place of work 

and years authorised, the differences between each sample and the 

population as a whole were relatively small. Table 2 presents a summary 

of the respondents in the two main samples and the corresponding 

populations. 
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Table 2. Descriptive statistics of respondents and the authorised property 

appraiser (APA) population in Sweden, 2010/2011 and 2015 

  APA 2010/2011 APA 2015 
  n = 67  N = 138  n = 81 N = 145 

Gender Male 53 (79%) 109 (79%) 64 (79%) 112 (77%) 
 Female 14 (21%)   29 (21%) 17 (21%)   33 (23%) 
      

Age 20-30   4 (6%)     7 (5%)   5 (6%) - 
 31-40 14 (21%)   33 (24%) 18 (22%) - 
 41-50 18 (27%)   32 (23%) 12 (15%) - 
 51-60 15 (22%)   35 (25%) 26 (32%) - 
 61+ 16 (24%)   31 (22%) 20 (24%) - 
      

Place of 
work 

Capital city 20 (30%)   68 (49%) 31 (38%) 69 (48%) 

Other places 47 (70%)   70 (51%) 50 (62%) 76 (52%) 
      

Years 
authorised 

1-5 21 (31%)   65 (47%) 21 (26%) 46 (32%) 

6-15 22 (33%)   41 (30%) 19 (23%) 39 (27%) 

16+ 24 (36%)   32 (23%) 41 (51%) 60 (41%) 
      

University KTH 42 (63%) . 49 (60%) . 
 Other/No 25 (37%) . 32 (40%) . 
      

University 
exam 

Cadastral/Real 
estate 

51 (76%) . 65 (80%) . 

 Other/No 16 (24%) . 16 (20%) . 

APAs: authorised property appraisers 

Note: (-) indicates that missing data for the population (age in 2015 and 

university and university exam on both occasions). 

Several statistical measurements were used to control how well the 

respondents represented the population, with p ≤ 0.05 chosen to indicate 

significant differences. A Chi-square goodness-of-fit test was used for 

the two samples’ representativeness in 2010/2011 and 2015 in terms of 

gender, age, place of work, and years authorised.33 The samples appear 

to represent the populations relatively well on both occasions. 

Significant differences were found for years authorised and place of 

 

33 Chi-square goodness-of-fit tests of the sample of respondents were compared with the 

proportions in the total population: 2010/2011: male vs. female (p = 0.983), capital city versus 

other places (p = 0.002), and years authorised (p = 0.036); 2015: male vs. female (p = 0.667), 

capital city vs. elsewhere (p = 0.080), and years authorised (p = 0.208). Data on the age 

distribution of the population is missing for the second occasion because SPBE no longer 

reveals this data on the web, but the two groups were relatively similar.  
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work (p < 0.05 and p < 0.01, respectively) in the 2010/2011 study. This 

could mean that newly authorised property appraisers were less willing 

than more experienced appraisers to participate in the study. Chi-square 

tests were also conducted to determine statistically significant 

differences between the two samples in gender, age, place of work, years 

authorised, university, and university exam. The only significant 

difference between the two samples were in years authorised as property 

appraisers (p < 0.001), which was not unexpected, since authorisation 

had been available longer in 2015 than it had been in 2010/2011. 

In 2009/2010, I asked four experts in the property field (an internal 

property appraiser, a property appraiser representing a Swedish 

property organisation, a property professor, and an accounting and 

property valuation specialist) to participate in the pre- and pilot studies 

to prepare a questionnaire as part of the research instrument. Three of 

the four (all but the valuation specialist) also participated in the 

preparation of the main grid study interviews (the other part of the 

research instrument). 

In 2011, a retest grid study were made with 6 of the 67 respondents 

participated in the main grid study interviews. The 67 respondents were 

repeatedly screened until 6 respondents characterized by different 

background variables (sex, age, place of business, and year of 

authorisation) accepted to take part in retest grid interviews.34 

In 2015, an internal property appraiser and a property professor helped 

develop the web questionnaire in a pre- and pilot studies. In 2018, I 

conducted follow-up interviews regarding the results of the 2015 study 

with 3 experienced Swedish valuation experts (a property researcher, a 

 

34 The first main study respondent who agreed to participate in the retest study represents the 

following background variables: female, born 1970+, other place of business than the three 

largest cities, and year of authorization between 1995 and 2007. The second retest respondent is 

recognized as a male, born between 1950 and 1959, working in one of the three largest cities, 

and being authorized between 1995 and 2007, and so on. 
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senior partner in a large valuation company, and the head of an 

international valuation company). Table 3 lists chronologically the 

numbers of respondents in each study. 

Table 3. Respondents in questionnaire studies and grid study interviews 

 Type of study 
part 

Timeframe Respondents 

Questionnaire 
studies (Paper 
I) 

Pre- and pilot 
studies 2009/2010 

April 2009, April–
September 2010 

n = 4  

Main questionnaire 
study 2010/2011 

November 2010, 
February–April 
2011 

n = 67/N = 138 

Pre- and pilot 
studies 2015 

November 2015  n = 2  

 Main web 
questionnaire 
study 2015 

December 2015  n = 81/N = 145  

 Follow-up 
interviews 2018 

June 2018  n = 3 

    

Grid study 
interviews 
(Papers II–IV) 

Pre- and pilot 
studies 2009/2010 

April 2009, April–
September 2010  

n = 3 

Main grid study 
interviews 
2010/2011 

November 2010, 
February–April 
2011  

n = 67/N = 138 

Retest grid study 
interviews 2011 

September–
October 2011  

n = 6 

 

3.4 Data collection and data analysis 

3.4.1 Data collection35 

In the 2010/2011 study, the questionnaires and repertory grid interviews 

were conducted in parallel. The questionnaire data from 2010/2011 were 

 

35 I collected all data for and from the 2010/2011 questionnaire (pre- and pilot studies, main 

questionnaire study). For data from the web questionnaire (pre- and pilot studies, main 

questionnaire study, and follow-up interviews), I worked with two business administration 

students, and one of my supervisors (Hans Lind) supervised the follow-up interviews. With 
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collected after the pre- and pilot studies and were supplemented by 

additional data collected in the questionnaire of 2015. Table 4 

demonstrates the data collection related to each of the four papers 

included in this thesis. Questions about background variables were used 

in all papers. 

Table 4. Types of data collection in the four papers included in the thesis 

  Paper 
I 

Paper 
II 

Paper 
III 

Paper 
IV 

Background information     
 Questions regarding background variables X X X X 

Questionnaires     

 Pre- and pilot studies 2009/2010 X    
 Main questionnaire study 2010/2011 X    
 Pre- and pilot studies 2015 X    
 Main web questionnaire study 2015 X    
 Follow-up interviews 2018 X    
Grid interviews     
 Pre- and pilot interviews 2009/2010  X X (x) 
 Main grid study interviews 2010/2011  X X X 
 Retest grid study interviews 2011  X (x) (x) 

Note: The five data collection occasions are highlighted in bold. (x) indicates 

that the type of pre- and pilot interviews and/or data collection was not 

mentioned in the specific papers. 

 

During the 2010/2011 main questionnaire study, data were collected 

through a questionnaire in face-to-face meetings at the respondents’ 

workplaces (on the same occasions as the grid interviews described 

above), while a web survey was used for the 2015 main questionnaire 

study. Of the 81 participants in the latter study, 4 did not answer the two 

questions about property owners, and 5 did not answer the question 

about creditors. All questions are listed in Appendix 4. Follow-up 

 

one exception I collected all the data for and from the grid interviews (pre- and pilot grid 

interviews, main grid study interviews, and retest grid study interviews). One of my 

supervisors (Peter Öhman) attended the first pilot study in 2009, since he was more 

experienced in the use of the repertory grid as a data collection tool. Both supervisors were 

supportive in the data collection process in order to strengthen the studies’ validity and 

reliability. 
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interviews with 3 experienced Swedish valuation experts were 

conducted in 2018 to confirm the results and discover contextual 

explanations. These were conducted through e-mail conversations and 

included a crosscheck of the contextual explanations of the results of the 

2010/2011 and 2015 questionnaires regarding authorised property 

appraisers’ choices of valuation standards and methods and their 

contextual knowledge. See Paper I. 

The main grid interview study in 2010/2011 was developed in pre- and 

pilot studies with interviews conducted usually at the respondent’s 

workplace. Each grid interview was conducted individually. 

Respondents took one to two hours to complete the grid form, answer 

the background questions (see Appendix 5), and finish the questionnaire. 

The completed grid forms consisted of a matrix of interrelated elements 

and bipolar constructs intended to describe the respondents’ thought 

patterns. 

Table 5 shows the data collection in a timeframe perspective and the 

number of participants in each type of study related to the questionnaire 

studies and the grid study interviews. 
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Table 5. Timeframe of the data collection using questionnaires and grid study 

interviews 

Timeframe Questionnaire studies 

(Paper I) 

Grid study interviews 

(Papers II–IV) 

 Type of study 
part  

Respondents/ 

Population  

Type of study 
part  

Respondents/ 

Population  

April 2009, April–
September 2010 

Pre- and pilot 
studies 

n = 4  Pre- and pilot 
studies 

n = 3 

November 2010, 
February–April 
2011 

Main 
questionnaire 
study 

n = 67/N =138  Main grid study 
interviews 

n = 67/N =138 

September–
October 2011 

- - Retest grid 
study interviews 

n = 6 

November 2015  Pre- and pilot 
studies 

n = 2  -  - 

December 2015  Main web 
questionnaire 
study 

n = 81/N =145  -  - 

June 2018  Follow-up 
interviews  

n = 3 -  - 

 

The fictional example in Table 6 illustrates how respondents filled in the 

grid form. The 13 property-related elements are presented in separate 

columns and the bipolar concepts in a separate row. In this example, the 

hypothetical respondent has indicated the extent to which each element 

can be characterised using Construct 1, ‘information is predominantly 

historical (1) or future-oriented (7)’. The respondent begins by 

identifying the elements using the scale end-points 1 and 7. A possibility 

is to ask the respondent to use the whole scale by estimating at least one 

element as 1 and at least one element as 7. Of the 13 elements, the 

hypothetical respondent perceived that the information about a 

property's environmental impact was mostly historical, estimated as 1. 

The most future-oriented element was administration and management, 

accordingly estimated as 7. The respondent further considered the 

element condition and standard to a large extent consisted of historical 

information, but not to the same extent as environmental pollution, which 

is why that element was estimated as 2. The grid form is completed row 

by row, for one bipolar construct at the time, until the entire form is filled 

in. 
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Table 6. A fictional example of a grid form 
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After 6 months (in 2011), the 6 retest respondents were presented with 

the same elements and constructs, this time arranged in a different order 

in the grid form. The respondents were also asked about possible 

explanations of any differences between the main test and the retests 

with the matrices as a base. For cross-validation purposes, the retest 

respondents were asked to discuss the findings, including 

interpretations of the mean grid, possible omissions, and the suitability 

of the chosen elements and constructs (cf. Jankowicz, 2004). 

3.4.2 Data analysis36 

3.4.2.1 Analysis of questionnaire data 

The questionnaire data were analysed using SPSS 24. The datasets from 

2010/2011 and 2015 were compared with data from the 2002 study by 

 

36 I performed all the preliminary analyses of the questionnaire data and the repertory grid 

data. I was also in contact with Professor Brian Gaines to discuss several issues related to the 

data analyses performed in the programmes RepGrid 5 and RepSocio, which he developed 

together with Professor Mildred Shaw. Prof. Gaines offered to conduct all of my analyses once 

again to confirm the results and ensure there were no errors. Then he developed a needed 

function (a Mann-Whitney U-test) for me previously not included in the programme. The 
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McParland et al. and professional appraisal organisations’, national, and 

international valuation standards, particularly financial reporting 

standards. The data were analysed more descriptively under four 

themes (valuation standards, influencing factors, valuation methods, 

and typical clients) based on previous research described in subsection 

3.2.2). Since the data were gathered using different scales, the 7-point 

Likert scales in the 2015 study were divided into two response categories 

matching those of the other studies (6 & 7 were included in the category 

‘Yes, primary’ and 1–5 in the category ‘No, use other’). A Chi-square test 

(p ≤ 0.05) with Yates’ continuity correction (Yates, 1934) and Cohen’s 

effect size (Cohen, 1988) was conducted to determine any statistically 

significant differences in the valuation standards and methods used 

across the two studies presented here. More details are given in Paper II. 

3.4.2.2 Analysis of repertory grid data 

Depending on the aims of the studies, the repertory grid data were 

analysed with different software programs, such as RepGrid 5 and 

RepSocio created by Gaines and Shaw (2009/2010) and SPSS 24. 

The RepGrid 5 and RepSocio software were used for data analysis in 

terms of complexity, content, and homogeneity. The scores of the 

elements assigned by the 67 respondents according to the bipolar 

constructs were input to the software program (see Appendix 2 for the 

matrix of elements and constructs). The matrix was interpreted using 

principal component analysis (PCA) with an orthogonal rotation method 

(cf. Fransella et al., 2004), which filters redundant information from the 

data and reveals the underlying dimensions (components) of the 

respondents´ thought patterns. The primary purpose of this data 

reduction (related to Papers II & III) was to obtain a number of key 

components explaining a large part of the total variance in basic data (cf. 

 

analysis based on the developed function was used in Paper III. I was also in continuous 

discussion of the analyses with my co-authors and supervisors and finalised them accordingly. 



68 

 

Hair et al., 2010). The main results of such analyses can be presented 

quantitatively and also be illustrated using one-, two-, or three-

dimensional maps (Gaines & Shaw, 2009/2010). This justifies the use of 

common elements and constructs and of aggregated cognitive maps (Bell, 

2000; Wright, 2004). 

To determine the complexity of appraisers’ thought patterns (the 

dimensionality in Paper III), I primarily used the Kaiser’s eigenvalue 

criterion to measure the dimensionality by taking into account the 

components that explain more than the average variance.37 I used the 

number of components (core dimensions of thought patterns) that 

explained more than the average variance to measure the complexity of 

the thought patterns (integrated complexity in Paper III) according to 

individual grids (Paper II), mean grids depending on the university from 

which the respondents graduated (Paper III), and the total mean grid 

(collective thinking in Paper II). 

The content of the collective thinking of authorised property appraisers 

when valuing commercial properties was analysed qualitatively through 

interpretations of individual and aggregated grids. The grids map the 

authorised property appraisers´ thought patterns and locate elements 

and constructs in relation to the principal components (Wright, 2004). 

This also relates to the complexity, i.e., how many components can be 

interpreted meaningfully (Hair et al., 2010). 

Standard deviations were used to measure the homogeneity of the 

respondents’ thought patterns, and SPSS 24 was used to reveal possible 

differences among answers from respondents graduated from various 

universities (Mann-Whitney U-test and 5 % significance level). This test 

 

37 Thirteen components were needed to explain the total variance in thought patterns shown on 

the grid forms. (The smallest number of elements and constructs is the number of necessary 

components.) A component with a relative variance of 1.0 explains exactly the average variance 

of all components, and a relative variance exceeding 1.0 (or a percentage variance exceeding 7.7 

%) explains more than the average variance (Wright, 2004). 
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is suitable for groups including varied but small numbers of respondents 

(Siegel, 1956; also see Paper III). 

To check for stability in the respondents’ thought patterns, and for data 

collection reliability, a retest was conducted 6 months after the main 

study (cf. Smith, 2000). To track the similarities between each of the 6 

respondents’ test and retest results, I used the Minkowski ‘city-block’ 

metric. The matches between the grids were measured as percentages of 

the maximum possible values to calculate their similarity (cf. Gaines & 

Shaw, 2009/2010). During the retests, respondents were also asked for 

possible explanations of any differences between the main test and the 

retest. For cross-validation purposes, the retest respondents were asked 

to discuss the findings, including their interpretations of the mean grid, 

possible omissions, and the suitability of the chosen elements and 

constructs (Jankowicz, 2004). 

All retest respondents considered the three individual components on 

their main grid interviews consistent with their responses at the retest 

interviews. This indicates that the method chosen captures the main 

features of the respondents’ thought patterns in a reliable way and that 

the measuring instrument can be regarded as relatively stable. 

The retests showed no major changes in the retest respondents’ thought 

patterns. When asked what might explain the few differences that 

emerged, most said the differences largely reflected their changed 

opinions (‘substance’) rather than any difference in the conduct of the 

interviews (‘appearance’; Jankowicz, 2004, p. 211). Some respondents 

stated that their current projects on each occasion (e.g., valuations in 

newly-developed areas or for purpose of an annual report) might have 

affected how they scored elements in terms of the bipolar constructs on 

each occasion. Other explanations included their companies’ having 

introduced a new practice or new procedures over the intervening 6 

months, the effect of the banking crisis, and new knowledge. 
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The retest respondents considered the elements and bipolar constructs 

could be considered representative, although a small number of 

difficulties were indicated. Three respondents said that residual value 

was more a product of the other elements (value-influencing factors) 

than an element on its own. All retest respondents felt that rental income 

and vacancy rates were the most complex elements. One respondent 

wished to revise their scores for construct 5 (easy–difficult to assess) in 

the main study. This may have been due either to my not explaining 

orally the construct presented in the interview manual or to the 

respondent’s possible lack of focus when scoring the elements on this 

specific construct. This statement and the way that the constructs were 

rotated were considered in the analysis of differences between the main 

study and retest results. (For more details about this see Paper II and 

Bellman, 2012.) 

SPSS 24 was the main statistical software package for analysing the 13 

elements and 7 of the 17 constructs from the grid form (Constructs 2, 3, 

4, 5, 7, 12, and 13; see Appendix 2) used in Paper IV. Those constructs 

were related to the authorised property appraisers’ perceptions of what 

information has an effect on a commercial property’s estimated market 

value, the different information sources they used, and how reliable the 

information sources were in the valuation process. The partial dataset 

was analysed in several steps (categorical analysis, construction of 

indexes, and significant testing of geographical differences). To reveal 

the information types with the highest impact on estimated market 

values, the categorical analysis was conducted on the 67 respondents’ 

average scores for the 13 elements. The information types having a 

strong impact (5–7) on the 1–7 Likert scale were analysed further. Two 

indexes, an information-source index and an assessment-confidence 

index, were created using the respondents’ mean scores. Since the pro-

perty owner is a mediator of information, this source was held separate 

from both indexes. Kruskal-Wallis test of the four geographical groups 

and Mann-Whitney U-test were used to reveal possible differences 
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among responses related to respondents’ places of business (Stockholm 

[largest market] vs. Gothenburg [second largest] vs. Malmoe and other 

cities [smaller markets]). For more details about this, see Paper IV. 

3.5 Research quality38 

3.5.1 Limitations, validity, and reliability 

One methodological limitation may be that data were collected in 

Sweden, a small country in terms of population, number of professional 

appraisers, and number of universities offering property education 

programmes. However, the choice was made in light of several 

phenomena, such as data availability in a country classified as having a 

highly transparent property market (JLL, 2018). The Swedish 

commercial property market can be considered an appropriate empirical 

base because of its transparency, including solid property rights, public 

land registry, and authorised professional property appraisers. 

Moreover, the Swedish commercial property market is increasingly 

integrating into the international commercial property market, making 

the results interesting also to an international audience. 

Another limitation related to the relatively limited number of 

professional appraisers in Sweden is that not all authorised property 

appraisers participated, although they had been invited on both 

occasions. I made several efforts to reach them, and approximately half 

the target population participated on each occasions. Compared with 

many studies, this can be considered a relatively high response rate 

(Baruch & Holtom, 2008; Cook et al., 2000; Dillman, 2009), and thus 

 

38 I am responsible for all shortcomings in the research quality in this thesis. As with every 

research project, this thesis has limitations. I tried to minimise any shortcomings by taking 

several steps to increase validity and reliability when designing the study and collecting and 

analysing the data, and have described the process carefully in this chapter and in Papers I-IV 

to allow others to consider the credibility of the study and to facilitate its replication. I have also 

considered ethical issues. 
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provides a basis for generalising the results to the Swedish property 

appraiser population. To increase the trustworthiness of the results, the 

respondents were compared on several demographic variables with the 

total population (illustrated in Table 2). Despite some small differences, 

the samples appeared to represent the population on both occasions, 

which increases the validity of the thesis. I admit a possible self-selection 

bias as the property appraisers decided whether or not participate in the 

studies, so the samples were not truly random (Heckman, 1979). 

The population under study can be seen as a single case, i.e., authorised 

property appraisers in Sweden. Further investigations are needed to 

show whether these results can be generalised to other countries. 

However, because appraisers working in similar markets conduct the 

same tasks as Swedish appraisers (JLL, 2018) the current results should 

be of interest in countries with similar property markets. 

Another potential limitation is that the data used in the four papers 

included in this thesis were gathered using various research methods. In 

line with Snape and Spencer (2003), however, I chose the methods best 

suited to the aims of each paper. Paper I was intended as an attitudinal 

study, mapping what respondents say they do when valuing 

commercial properties. For this reason, I chose a questionnaire to collect 

data for analysis. Papers II–IV were perception studies mapping what 

respondents’ unconsciously do. These data were analysed at both 

individual and aggregated levels depending on the respondents’ 

university graduation and their geographical location. In these cases, I 

used repertory grid interviews as the main method. The use of 

questionnaires and repertory grid interviews may have strengthened 

and complemented each other (see simultaneous triangulation in Morse, 

1991; Johnson & Turner, 2003; Johnson et al., 2007). Together these 

methods shed light on how property appraisers holistically perceive 

valuing commercial properties in relation to standards, methods, and 

value-influencing factors by capturing their preferred methods, whether 
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those methods continue to be used over time, and their unconscious the 

different value-influencing factors when using a specific method (DCF). 

A limitation of the questionnaire studies was that data were gathered on 

two occasions using different questionnaire tools. During the first 

occasion, data were collected in face-to-face meetings. On the second 

occasion, data were collected over the web. The first questionnaire 

included a mix of standardised questions with fixed response 

alternatives and open-ended questions. Because of its web format, the 

second questionnaire was constructed to be relatively short, and each 

question had fixed response buttons followed by an open-ended 

question. A number of questions were also changed to allow answers on 

a Likert-type scale (1–7). The use of different questionnaire tools and 

different survey scales may lower the trustworthiness of the study. 

Although it is not optimal to change questions from one occasion to 

another, as this may reduce the comparability of the responses, the 

questionnaires had the same overall focus on valuation standards and 

preferred valuation methods validated by the study conducted by 

McParland et al. (2002). To increase the validity and reliability of the 

study, the data were analysed by comparing respondents’ answers from 

the different occasions in terms of percentages and recategorising the 

different scales to reflect the same response categories. Moreover, to 

prevent possible overestimation of statistical significance in the data due 

rather small data sets, I used non-parametrical tests such as Chi-square 

test with Yates’ continuity correction (Yates, 1934), which is 

recommended for variables with only two categories. Fisher exact test 

(Fisher, 1922) was also used when at least one group in the tests had 5 

respondents or fewer, and the effect size was measured as an indicator 

of significant differences (Cohen, 1988). 

In subsection 3.2.2, I describe and list chronologically the related steps 

required to collect the questionnaire data; subsection 3.4.1 contains an 

explicit timeframe including the draft and pilot questionnaires in 
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2009/2010), the main questionnaire in 2010/2011, the pre- and pilot 

studies in 2015, the main questionnaire in 2015, and the follow-up 

interviews in 2018. 

To ensure the validity of the questionnaires, I used questions validated 

in previous research (such as McParland et al., 2002). I also used pre- and 

pilot studies to ensure that the questions were relevant to the aim of the 

study and to the respondents’ professional context and that the 

questions would not be considered too sensitive or private for 

respondents to be willing to answer. To increase the validity and 

reliability of the open questions, three of the experts engaged in the pre- 

and pilot studies were asked to answer the proposed final questionnaire, 

which resulted in a reduction from 16 to 12 questions and some minor 

linguistic adjustments. The final questionnaire 2010/2011 is presented in 

Appendix 3. 

At the first occasion in 2010/2011, I was present when respondents 

answered the questionnaires. This may be seen as strengthening the 

study, since there was an opportunity for them to ask for clarification 

and to give me immediate feedback. In general, the respondents 

considered that the questionnaire covered essential parts of their work 

in terms of the standards and methods they used and the types of clients 

they served. The knowledge generated from this first occasion was 

incorporated into the design of the second questionnaire in 2015. Before 

the 2015 study, a second round of preparations was conducted in pre- 

and pilot studies with two professionals, and follow-up questions were 

incorporated in the web questionnaire. I also gave space on the web 

questionnaire to allow additional comments and feedback since I would 

with participants when they responded, and I encouraged them to 

contact me if they had any questions. No one contacted me, which may 

indicate either that the questions were clear and easy to answer or that 

respondents answered in a rush and just wanted to get it finished. The 

final questionnaire 2015 is presented in Appendix 4. 
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To strengthen the results, follow-up interviews were conducted with 

three experienced Swedish valuation experts in 2018. The experts 

confirmed that the findings made sense to professionals in the property 

area and that no vital contextual explanations were neglected. 

A limitation related to the grid interviews is that one person’s constructs 

will necessarily differ from others’ because of individual perceptions of 

reality (Individuality corollary). The use of supplied elements and 

constructs and the aggregation of individual grids into a single mean 

grid reduces the individuality of authorised property appraisers’ 

thought patterns (Fransella et al., 2004). However, since they are 

members of the same occupational group, the respondents have shared 

experiences and perform similar valuation tasks. It is therefore 

reasonable to assume that they construe events similarly (Commonality 

corollary; Jankowicz, 2004; Kelly, 1955; Wright, 2004). Moreover, 

previous studies have used the repertory grid technique to capture 

thought patterns of occupational groups at an aggregated level (Rad et 

al., 2013; Wilson et al., 2007; Öhman et al., 2006). 

The stepwise design of repertory grid technique has been evaluated in 

previous studies. I describe its steps (including pre- and pilot grid 

interviews in 2009/2010, main grid interviews in 2010/2011, and retest 

grid interviews in 2011) in subsection 3.3.3. The results from each step 

are necessary for planning the next (see sequential triangulation: 

Johnson et al., 2007; Morse, 1991). The grid form used in the main study 

was a result of the pre- and pilot studies, and the preliminary grid results 

were used in the retest grid study. 

To increase the validity of the grid form, the elements (value-influencing 

factors) and bipolar constructs (opposing possible aspects of value-

influencing factors) were based on previous research and pre- and pilot 

interviews. The elements drawn from the literature were adjusted after 

following informal pre-interviews and suggestions from experienced 

Swedish valuation experts in an additional pilot study. This was also the 
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case for the bipolar constructs. To test the validity of the grid form, 

complete grid interviews were conducted with three experienced 

Swedish valuation experts. The pilot study was also considered 

necessary to test the practicality of scoring the elements according to the 

bipolar constructs using a Likert-type scale (1–7) before conducting a 

larger investigation. The pilot study also tested the interview manual for 

the main study as well as a list of general element explanations. This 

manual instructed respondents to relate their answers to valuing 

commercial properties. 

I followed the exact same procedure in every single grid interview to 

increase the reliability of the studies. I also left space for property 

appraisers to express their views on whether other elements and/or 

bipolar constructs should be added in the grid form to describe their 

individual perceptions of the appraisal process and its environment. 

Most respondents considered the grid form to cover the essentials based 

on the overall aim of the thesis. This strengthened the assumption that 

individuals with shared experiences might understand the world in a 

similar way (Kelly, 1955). Moreover, the relationships between the 

constructs (according to the analysis) showed that respondents made 

sense of these particular elements (i.e., the elements were in their range 

of convenience; Fransella et al., 2004, p. 145). This suggests that the grid 

results produce a valid (non-random) picture of the phenomenon at both 

an individual and an aggregated level. 

I also conducted a 6-month follow-up test-retest with 6 respondents to 

strengthen the reliability of the grid study (cf. Smith, 2000) and track the 

similarities between each respondents’ results in the first and retest grid 

interviews. The retest showed that the measuring instrument can be 

regarded as relatively stable, since the main interpretation of the mean 

grid remained consistent. The small changes in the individual’s thought 

patterns consisted of their own changed opinions, not on the conduct of 

the interviews. 
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3.5.2 Ethical considerations 

Ethical aspects are important to consider when determining the quality 

of research (Fetters et al., 2013). All studies in this thesis followed the 

ethical rules issued by the Swedish Research Council (2011, 2017). The 

purpose of each study was presented to respondents before interviews 

and questionnaires, and all participating respondents (including those 

in the pre-studies and pilot studies, follow-up interviews, and retest grid 

interviews) were assured anonymity. I took care not to harm or affect the 

respondents personally or professionally. The individuals participated 

in the study in their roles as professionals, not simply as individuals. 

I informed the respondents in all studies, both orally and in writing, 

about the study and its purpose. The cover letters included information 

about the purpose of the study how the data would be collected, used, 

and presented; and how to contact me if they had any questions. The 

cover letters also stated that by agreeing to participate, respondents 

consented to the stated study conditions. 

The respondents were assured that their participation was voluntary, 

that any personal identifying information would be kept anonymous 

and out of reach of unauthorised persons (cf. Corbin & Strauss, 2015) and 

that the information would be used solely for research purposes. The 

research questions were formulated carefully to avoid any questions that 

could be construed as discriminatory.  
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4 Overview of the papers 

This chapter presents an overview of the four papers in this thesis. The 

overview summarises the papers´ purposes, theoretical frameworks, 

methods, research findings, and contributions. The full papers are 

enclosed at the end of the thesis. 

4.1 Paper I 

Title:  Valuation standards and methods: Are Sweden’s (still) 

different? 

Authors:  Lina Bellman and Hans Lind 

Status:  Published in Journal of European Real Estate Research, 2019, 

12(1), 79-96. 

 

Point of departure – Property appraisers in different countries differ in 

their uses of standards (Eriksson et al., 2005; McParland et al., 2002) and 

methods (Hordijk et al., 2011; Lim et al., 2006; McParland et al., 2002). 

Culture- and country-specific experience has a large impact on the 

standards (Reis et al., 2002) and methods (French, 2004; Lim et al., 2006; 

Pagourtzi et al., 2003) appraisers use to assess properties. However, the 

increasingly international environment of commercial properties has 

resulted in more appraisers working in international markets (Lim et al., 

2006). Since the early 2000s, the property market has witnessed a change 

in valuation standards and methods appraising commercial properties 

in many countries, including Sweden. D’Arcy and Taltavull (2009) 

reported a trend of extended postgraduate education and the increased 

dominance of business schools over traditional academic institutions in 

property appraisers in central Europe. 

Main purpose – The purpose of this study was to describe and analyse 

which valuation standards and methods Swedish professional property 
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appraisers (authorised property appraisers with general authorisation) 

use when valuing commercial properties, which factors affect those 

choices, and possible changes over time. The study describes and 

analyses the standards and methods of valuation used and the factors 

affecting appraisers’ choices of standards. 

Main method – A questionnaire was used to gather data. At the first 

occasion in 2010/2011, a questionnaire was completed by 67 respondents. 

At the second occasion in 2015, a questionnaire was completed by 73 

respondents. The answers were compared with the findings of 

McParland et al. (2002) through non-parametrical tests, such as Chi-

square test and measurement of effect size. 

Main results – Among the papers’ research findings, some new trends 

related to the Swedish appraisers’ use of standards and methods are 

notable. Although Swedish appraisers still rely mainly on local 

guidelines, they also use international standards and company 

guidelines, which may indicate a growing, although indirect, form of 

internationalisation and professionalisation. 

Professional requirements are the major determining factor in the choice 

of the national standards in the SPBE guidelines, even though those 

guideline are more ethical than practical in character. Educational 

background is the least influencing factor. 

This paper may reinforce the fact that standards do not drive methods. 

Swedish appraisers still use DCF as their primary method, but their use 

of comparative methods has increased since the study of McParland et 

al. (2002). This change may be explained by the fact that international 

standards, such as IVS and EVS, highlight comparative methods such as 

sales from an active market as the best evidence. The Swedish market 

may not be as transparent as we think, or perhaps the DCF method in 

Sweden can be seen a comparative method with some adjustments. In 
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either case, the result indicate that the framework used to describe 

valuation methods and how they are used needs further development. 

Main contributions – This study contributes mainly with practical 

knowledge. It provides insight into the development of valuation 

methods and standards in Sweden and the relatively slow progress of 

international harmonisation. It also indicates that international 

consulting firms are the driving force behind Swedish appraisers’ use of 

international standards (D’Arcy & Taltavull, 2009). However, the 

findings of McParland et al. (2002) still seem relevant as Swedish 

appraisers remain unique in their main use of the DCF method. 
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4.2 Paper II 

Title:  Authorised property appraisers’ perceptions of 

commercial property valuation 

Authors:  Lina Bellman and Peter Öhman 

Status:  Published in Journal of Property Investment & Finance, 2016, 

34(3), 225-248. 

 

Point of departure – Appraisers gather, analyse, and interpret various 

kinds of information (value-influencing factors) during the appraisal 

process to produce valuation judgements (Tidwell & Gallimore, 2014). 

Anyone can call themselves a property appraiser, but Sweden has a 

professional body of appraisers authorised by the SPBE. The 

unconscious thoughts of professional property appraisers during their 

valuation of commercial properties is an interesting topic for 

investigation. Personal construct theory (Kelly, 1955) posits that how 

people perceive something – e.g. act, event, person, place, thing, or object 

– determines how they behave in relation to it (Fransella et al., 2004; 

Wright & Lam, 2002) and that people use bipolar constructs to attribute 

meaning to that entity (Kelly, 1955). The present study aimed to analyse 

property appraisers’ perceptions of value-influencing factors in light of 

several bipolar constructs. 

Main purpose – The purpose of this paper was to map the thought 

patterns of authorised property appraisers in Sweden and to analyse the 

resulting maps both individually and at the aggregate level to illuminate 

their perceptions of various aspects of commercial property valuation. 

Main method –The repertory grid technique is a seldom used to map and 

analyse authorised property appraisers’ thought patterns. The idea in 

this study was to ‘get under their skin’ and investigate appraisers’ 

subconscious thoughts (underlying thought patterns). I conducted face-

to-face repertory grid interviews with 67 of the 138 authorised property 
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appraisers in Sweden an analysed the data using principal component 

analysis (PCA) in the software program RepGrid 5 (Gaines & Shaw, 

2009/2010). The 13 elements in the grid form were sorted into four 

categories: method related, income related, cost related, and physical 

related value-influencing factors. The 17 bipolar constructs were 

categorised as information-based and assessment-based. 

Main results – The findings revealed three dimensions in the aggregated 

authorised property appraisers’ thought patterns: Property object–

property market focus, abstract–specific information, and expert–

superficial assessments. From the authorised property appraisers’ 

perspective, these results could be collectively interpreted as appraisers 

doing what they ought to do (cf. Diaz, 1999) according to the 

expectations of property owners and creditors. 

The aggregated thought pattern was found to be moderately complex, 

and the authorised property appraisers demonstrated relatively strong 

homogeneity in their thought patterns. This indicates the relatively high 

degree of collective thinking among authorised property appraisers, 

even though property appraisers have only been authorised for about 20 

years in Sweden. 

Main contributions – This is the first study to map the aggregated thought 

patterns of authorised property appraisers. The moderate complexity 

and homogeneity of their thinking indicate that Swedish authorised 

property appraisers are on their way to legitimacy. This trend is 

supported by the appraisers’ perceptions that property owners and 

creditors hire them not only for their expertise, but also for their 

credibility in the property market (Bellman & Lind, 2015), both of which 

are signal prerequisites for a recognised profession.   
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4.3 Paper III 

Title:  How does education from a high status university affect 

professional property appraisers’ valuation judgments? 

Authors:  Lina Bellman, Hans Lind, and Peter Öhman 

Status:  Published in Journal of Real Estate Practice and Education, 

2016, 19(2), 99-124. 

 

Point of departure – Property appraisers work in an information-rich and 

complex environment when gathering, analysing, and interpreting 

information. The appraisers must gather several types of information 

and are forced to make decisions through several steps of the valuation 

process (Amidu, 2011; Diaz & Hansz, 2002; Tidwell & Gallimore, 2014). 

Behavioural property research has found that differences in property 

appraisers’ performance may depend on cultural differences (Amidu et 

al., 2008; Gallimore & Wolverton, 1997). A collective thought pattern 

among members of one group may differ from the collective thought 

pattern among members of another group with different cultural 

practices and values (Hofstede et al., 2010). 

Complexity theory (Schroder et al., 1967) explains the relationship 

between the nature of a task and the nature of a decision maker’s thought 

pattern (Stabell, 1978). Integrated complexity, a function of the complexity 

of the environment, can be determined by the number of dimensions in 

the thought pattern. 

Main purpose – The purpose of this paper was to investigate possible 

differences in professional property appraisers’ thought patterns 

depending on the university from which they graduated by focusing at 

group level on the complexity of their overall thought patterns when 

assessing commercial property objects in a familiar local market. 
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Main method – Data were collected using the same method as in Paper II 

(face-to-face grid interviews with 67 property appraisers with general 

authorisation). In this case, the RepGrid 5 program was also employed 

in the data analysis. We used PCA to measure thought pattern 

dimensionality (integrated complexity) in the two groups (graduates of 

KTH vs. graduates of other Swedish universities), considering the 

components that explained more than average variances in each groups’ 

mean grid (Hair et al., 2010). Significant differences in how each group 

used the grid form scales (bipolar constructs) were also examined. 

Main results – The findings show that appraisers graduating from KTH 

(the university with the longest tradition of property education and 

ranked highest among the universities offering such education in 

Sweden) had less complex aggregated thought patterns than those who 

graduated from other Swedish universities. This indicates that 

appraisers graduated from KTH simplify their valuation judgements 

more than do other appraisers, which may be good or bad. Simplifying 

reality and following normative models may be good standard 

professional practice; oversimplification, however, may indicate or lead 

to bias. 

The tradition of prestige associated with institutions such as KTH may 

lead their graduates to commit to certain standards and a collective 

mental programming (Hofstede et al., 2010), which may result in 

relatively homogenous thought patterns. 

Main contributions – This study extends existing property literature on 

valuation education by confirming studies from other countries that 

indicate the continuing importance of place of education several years 

after graduation (Amidu & Aluko, 2007; Levy & Frethey-Bentham, 2010; 

Page, 2005). Of particular interest is the variations in the complexity of 

aggregated thought patterns among students from different universities. 
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4.4 Paper IV 

Title:  High-impact information types on market value: 

Property appraisers’ information sources and assessment 

confidence 

Author:  Lina Bellman 

Status:  Published in Journal of Property Research, 2018, 35(2), 139-

163. 

 

Point of departure – During the valuation process, property appraisers 

gather, analyse, and interpret a large amount of information considered 

relevant to assess a property’s estimated market value. The process can 

therefore be seen as a decision-making process consisting of a ‘theory of 

search’ and a ‘theory of choice’ (Cyert & March, 1963). Theory of search 

concerns property appraisers’ decisions about which information 

sources to use. Theory of choice concerns assessments of the selected 

information to reach an estimated market value (Stabell, 1978). 

Property valuation is by nature affected by uncertainties. Uncertainties 

in the available information about the property market and the property 

object affect the estimated value of a specific property (French & 

Gabrielli, 2005). Uncertainties in the property market also affect the 

property appraiser’s confidence, while lack of reliable data increases the 

risk of client influence (Levy & Schuck, 2005). 

Main purpose – The purpose of this paper was to investigate the types of 

information that professional property appraisers perceive to have most 

impact on a commercial property’s estimated market value. The paper 

also focused on the sources from which this information is gathered and 

how property appraisers perceive the reliability of that information (i.e., 

their assessment confidence) and investigated possible differences in the 

use of information types depending on geographical location. 
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Main method – Data collection was conducted in face-to-face grid 

interviews with 67 property appraisers granted general authorisation. 

The program employed for data analysis (non-parametric statistics) was 

SPSS 24. The first step was to examine which types of information 

respondents perceived to have the most impact on a commercial 

property’s estimated market value. Those information types were then 

further analysed in terms of the sources used to gather this information 

and how the respondents perceived their reliability. The analyses ended 

with significance tests among the respondents’ places of business 

(Stockholm vs. Gothenburg vs. Malmoe and other cities). 

Main results – The findings show that four types of information have the 

greatest impact on the estimated market value: local environment, 

location, rental income, and discount rate. Local environment and 

location were perceived as reliable, and property appraisers had 

confidence in those assessments; rental income was perceived as 

problematic because the property owner is the major source of that 

information; and property appraisers were not confident in assessments 

based on discount rates. This pattern held in all locations. 

This study highlights the differences among types of high-impact 

information and the importance of the first information-gathering 

decision when using only one direct information source or clients as an 

indirect source. This seems to affect appraisers’ perceived confidence in 

their assessments and final estimates of market value (cf. French & 

Gabrielli, 2005). This pattern also held in all locations. 

Main contributions – This study developed a model based on Levy & 

Schuck (2005) that indicates the relative importance of first and second 

decision steps using different information sources. Extended guidelines 

may help professional property appraisers in several ways. They could 

be made aware of possible unconscious valuation bias arising from using 

sources without questioning them. Property owners can be particularly 

doubtful information sources because their self-interest may lead them 
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to provide unreliable information. The use of the property market as a 

single source also seems problematic since it does not include property-

specific information. In the worst-case scenario, this can lead to decisions 

based on a valuation report that is more general and client-influenced 

than independent and property-specific. 
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5 Discussion 

This chapter relates to the overall research question of how professional 

property appraisers perceive their task when valuing commercial 

properties. It begins with a discussion of authorised property appraisers’ 

collective thinking (Section 5.1), followed by a section addressing 

differences in appraisers’ overall thought patterns (Section 5.2). The 

discussion of Swedish authorised property appraisers’ use of standards 

and methods is then related to appraisers’ work in other countries 

(Section 5.3), and the chapter ends with a discussion of whether Swedish 

authorised property appraisers can be recognised as a profession 

(Section 5.4). 

5.1 Collective thinking 

To illustrate the collective thinking of Swedish authorised property 

appraisers, I draw up on the findings that show their shared work 

cultures and common values. These practitioners produce and 

reproduce professional values in the commercial property valuation 

process, and their common thought patterns and/or common culture 

contributes to their legitimacy. 

The findings in Paper II reveal three central dimensions in property 

appraisers’ overall thinking: (i) property object versus property market 

focus, (ii) abstract versus specific information, and (iii) expert versus 

superficial assessments. Figure 9 shows the central dimensions related 

to the four most value-influencing factors investigated in Paper IV. 
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Figure 9. Illustration of the three central dimensions in the authorised property 

appraisers’ thought pattern in relation to the four most value-influencing 

information types. 

The first dimension is related to the valuation focus and the character of 

the value-influencing factors. Authorised property appraisers, 

depending on the character of the information, focus simultaneously and 

to varying degrees on the property object and on the property market 

during the valuation process. Although not previously described in 

terms of a thought pattern, this first dimension can be related to previous 

discussions by French & Gabrielli (2005) and Levy & Schuck (1999). 

Uncertainties exist in all information, whether it is related to the property 

market or the property object. Uncertainties related to the property 

market affects the appraisers’ confidence, and the lack of reliable data 

increases the risk of client influence through information provided solely 

by the property owner regarding the individual property. Cost-related 

factors, such as administration and management, seem to be strongly 

related to an individual property and its owner, while income-related 
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factors, such as discount rate and location, are strongly related to the 

property market. Assessments of income-related factors require 

appraisers to have considerable local knowledge. 

The second dimension concerns the origins, impact, and reliability of 

information. Property appraisers perceived that the information used 

ranged from abstract to specific. Abstract information, such as discount 

rates, were perceived as assessable by estimation. Specific information, 

however, such as rental income, was considered concrete and able to be 

personally inspected, evaluated, and verified by the appraisers 

(Nordlund, 2010). 

The third dimension concerns the complexity of the assessments. The 

property appraisers perceived assessments to range from more to less 

demanding. Rental income was interpreted as difficult to assess and in 

need of expert assessment. Physical factors, however, such as location 

and local environment, were considered relatively easy to assess. The 

character of physical factors has been discussed by Janssen & Söderberg 

(1999) and Nordlund (2010). 

The various types of information gathered and assessed may be more or 

less important in valuing properties. Authorised property appraisers 

perceived that discount rate, rental income, location, and local 

environment had the most impact on a commercial property’s estimated 

market value (see the findings in Paper IV). 

The property appraisers demonstrated homogeneity in their overall 

thought pattern and view of each of the 13 value-influencing factors 

presented in Figure 7 and studied in Paper II. Paper IV shows that the 

appraisers in all study areas (Stockholm, Gothenburg, and Malmoe and 

other cities) had similar perceptions of the input, process, and output 

stages of the valuation process. This relatively high homogeneity 

indicates authorised property appraisers’ relatively high degree of 
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collective thinking, even though property appraisers have only been 

authorised for approximately 20 years in Sweden. 

It must also be emphasised that the thought patterns of Swedish 

property appraisers are moderately complex. The relatively high 

explanatory power of the three main dimensions in their overall thought 

pattern can be compared with findings from a study of Swedish 

authorised auditors’ aggregated thought pattern (Öhman et al., 2006). 

Although the main dimensions illustrate different working aspects in the 

two contexts, the pattern of three main dimensions is recognisable 

among both appraisers and auditors. 

The homogeneity and complexity of collective thinking among property 

appraisers and auditors seem relatively similar.39 This indicates that they 

follow common routines when conducting their work. Although many 

common routines may standardise the work of professionals in various 

industries, they may also simplify that work. Both property appraisers 

and auditors therefore likely use cognitive shortcuts and rules of thumb 

to simplify their assessments (cf. Bonner, 2008). This similarity is notable 

in that auditors have been authorised for more than a century in Sweden 

and were already recognised as a profession in the 1940s (Öhman & 

Wallerstedt, 2012). 

Taken together, the overall pattern in their collective thinking, illustrated 

by three central dimensions, indicates that Swedish authorised property 

appraisers perceive their tasks in similar ways. 

5.2 Some differences in perceptions 

Although Swedish authorised property appraisers seemed very similar 

in their professional ways of thinking (see Paper II), some significant 

 

39 Worth noting, the two studies differ in how they measured homogeneity and, to some extent, 

complexity. 
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differences in the homogeneity and complexity of their thought patterns 

were associated with their educational backgrounds and the cities where 

they worked. Differences based on such background variables had not 

been found in the auditor study by Öhman et al. (2006). 

Paper III found differences in appraisers’ educational backgrounds, and 

their different perceptions in Paper IV of some value-influencing factors 

and aspects of those factors seemed to depend on the university from 

which they had graduated. Those who graduated from KTH, the highest 

ranked university among those offering property education in Sweden, 

tended to consider maintenance information easier to evaluate than 

those who had graduated from other Swedish universities. Those from 

KTH also considered maintenance relatively less important to a 

property’s market value than other appraisers. 

Even more interestingly, the findings showed that appraisers graduating 

from KTH had less complex thought patterns (three main dimensions), 

than those graduating from other Swedish universities (five main 

dimensions). These dimensional differences in aggregated thought 

patterns could be related to complexity theory (Driver & Streufert, 1965; 

Schroder et al., 1967; Streufert & Driver, 1967), as illustrated in Figure 10. 

 

Figure 10. Integrated complexity as a function of the complexity of the 

environment, depending on authorised property appraisers’ graduating university. 
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At least two alternative interpretations may explain how the 

dimensionality of each groups’ thought patterns relates to their 

perceptions of their environment (A–D markings in Figure 10). 

The appraisers from KTH perceived the environment as either less (A) 

or more (D) complex than the others. Following Liu and Li (2012), (A) 

may be interpreted to mean that available information is not sufficient to 

allow proper performance of the valuation task, so the appraiser cannot 

reach the optimal level of information use in performing the valuation. 

The latter case (D) may demonstrate that KTH appraisers use just some 

of the available information using cognitive shortcuts to simplify the 

reality and avoid information overload. This can be related to Kahneman 

(2003) and Stabell (1978). 

Appraisers who had graduated from other Swedish universities 

perceived the environment as (B) having relatively low complexity or (C) 

relatively high complexity. In either case, they still used more 

information than appraisers who had graduated from KTH. Since (B) 

and (C) are closer to the optimal level at the top of Figure 10, this 

indicates that these appraisers are more likely to seek and combine 

information from different sources than those educated at KTH (cf. 

Schroder et al., 1967). 

KTH, with a quantitative, standardised and normative education 

tradition, is still the dominant education programme among Swedish 

professional property appraisers. However, in Sweden as well as in 

other European countries, the number of universities offering 

interdisciplinary property education programmes are increasing 

(D’Arcy & Taltavull, 2009; Lundström, 2002). The less an educational 

programme is characterised by a common basis, the more difficult it is 

to inculcate uniform thought patterns during appraisers’ university 

education. This is of particular interest since studies from other countries 

have emphasised that place of education continues to matter several 
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years after graduation (Amidu & Aluko, 2007; Levy & Frethey-Bentham, 

2010; Page, 2005). 

KTH is located in Stockholm, the capital city of Sweden, which is 

interesting as differences in thought patterns were found to be due not 

only to place of education but also to geographical place of business (see 

Paper III). Comparing the largest market, Stockholm, with the smaller 

markets, revealed some differences. For example, in respondents’ views 

of the value-influencing factor rental income (see Paper IV). Authorised 

property appraisers from smaller markets outside Stockholm seemed to 

have higher confidence when assessing information about rental income 

information delivered by the property owner than appraisers located in 

Stockholm. This indicates that appraisers in smaller markets may have 

closer relationships with their clients, which may also increase their 

access to (local) property market information. The more knowledge an 

appraiser has of the client and the more market information, the higher 

their confidence. Another possible explanation, in line with Englund et 

al. (2004), is that lease terms fluctuate more in larger markets than in 

smaller markets, i.e., their lease terms are affected more rapidly by 

changes at the macro level. Regardless, previous research shows 

appraisers’ confidence increases with the availability of reliable data 

(Chen & Yu, 2009). 

Notably, the members of KTH-educated and Stockholm-based groups of 

appraisers were not identical. This means that the local work 

environment and market knowledge may still influence information 

gathering and assessments in both groups. 

To summarise, a closer look at the collective thinking of Swedish 

authorised property appraisers reveals some differences among 

subgroups. Most striking are the differences in the complexity of thought 

patterns depending on which education programme the appraisers 

graduated from. This indicates that Swedish authorised property 

appraisers perceive their tasks in somewhat different ways as education 
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has been found to influence appraisers several years after graduation 

(Page, 2005). Other differences may also occur due to the appraisers´ 

work environment. 

5.3 Some differences in the standards and methods 

used 

Additional differences between various authorised property appraisers 

were related to the standards and methods they used. The findings of 

Paper I shows that Swedish authorised property appraisers usually 

followed national guidelines (e.g., SPBE or SFI/IPD guidelines) and/or 

company guidelines. Although the use of the international standards 

seems to have increased since the study by McParland et al. (2002), 

national guidelines still dominate. This indicates that inter-

nationalisation is rather slow among Swedish appraisers. 

The findings also suggest that professional requirements are the most 

determining factor in the choice of which standards to use (see the inner 

circle in Figure 11). These requirements are predominately based on a 

national praxis, and as can be seen in the Figure, legal requirements and 

those of the appraisal company are also important in the choice of 

standards. International guidelines are mainly used at the direction of 

the company with which the appraiser is engaged or if asked for by the 

client. Some of these appraisal companies are leading consultancy firms 

in Sweden and part of international groups. These companies may, in 

line with arguments by D’Arcy and Taltavull (2009), be the main drivers 

of international influences at the Swedish national level. 
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Figure 11. Determining factors of preferred standards. 

As the findings suggest, client instructions have larger impact on the 

choice of standards than the appraiser’s education. The clients’ purposes 

for ordering valuations (Crosby et al., 2010; French, 2004; Pagourtzi et al., 

2003) are therefore of interest in choosing which standard to use in a 

particular case. The finding that educational background is the least 

influencing factor is not in line with McParland et al. (2002), who 

concluded that educational background greatly determined the choice of 

standards when valuing commercial properties. One interpretation of 

this discrepancy is that while educational background has an impact on 

appraisers’ thought patterns, it is not as important as other factors in the 

choice of what standards to use. 

The findings also demonstrate that Swedish appraisers still differ from 

appraisers in other countries in their preference for the DCF method, 

which accords with the previous findings of McParland et al. (2002). The 

DCF is most often used when clients are property owners preparing 

financial statements, and this type of mission is increasing in the Swedish 
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property market. However, this does not fully explain the constant use 

of the DCF method over the last decade. Instead, Swedish appraisers 

nowadays use the DCF method in combination with other methods. This 

is probably a result of an increased number of corporations with 

international consultancy firms and an increased number of 

international clients in the Swedish property market (cf. D’Arcy & 

Taltavull, 2009). 

Previous studies by Eriksson et al. (2005) and McParland et al. (2002) 

found that Swedish property appraisers differed from appraisers in 

three other countries (France, Germany, and the Netherlands) in both the 

standards and methods they used. All four countries are ranked as 

highly transparent markets (JLL, 2018). 40  This indicates that high 

transparency does not guarantee full adoption of international 

guidelines, because if it did, Sweden’s high transparency should 

encourage appraisers to use comparative methods to a greater extent. 

Instead, Swedish property appraisers seem to perform their work 

somewhat differently than those in the other countries, possibly because 

of cultural differences (Chen & Yu, 2009; Diaz et al., 2002, 2004; Hordijk 

et al., 2011). 

To summarise, Swedish authorised property appraisers differ in their 

collective thinking not only from each other (based on the property 

education programme they completed and their place of business), but 

also from appraisers in other European countries as they continue 

embrace national guidelines rather than international standards. The 

highly transparent Swedish property market does not seem to facilitate 

the internationalisation of standards and methods as much as other 

highly transparent markets such as France, Germany, and the 

Netherlands do (Eriksson et al., 2005; McParland et al., 2002). The 

 

40 Seven European countries are ranked as highly transparent (JLL, 2018), two of which (Great 

Britain and Ireland) are Anglo-Saxon and the remaining five (Sweden, Finland, France, 

Germany, and the Netherlands) are not.  
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international influences that reaches the valuation practice in Sweden 

come primarily from consultancy firms that are part of international 

groups of appraiser companies and/or from client instructions, and not 

from the Swedish professional organisation, SPBE, itself. 

5.4 Authorised property appraisers as a profession? 

Swedish property appraisers with general authorisation from SPBE 

attain three of the five requirements for a profession stated by Wilensky's 

(1964). Established professions such as auditors, clergy, lawyers, and 

medical doctors fulfil all of these requirements. 

First, the appraisers are represented by a professional association (SPBE). 

Second, they live up to the requirement of university education and 

practical training. To qualify for general authorisation, members must 

obtain at least 210 university credits (or equivalent) and complete three 

years’ full-time valuation practice under the supervision of an 

authorised appraise (or equivalent). The appraisers must also meet the 

requirement of current market knowledge (e.g., three years full-time 

practice) to retain their authorisation. Third, the appraisers are required 

to follow the associations’ statutes including ethical guidelines, which 

include rules related to independence (authorised appraisers need to 

demonstrable their independence from their clients). 

Swedish authorised property appraisers do not, however, fulfil the 

requirements of full-time occupation (authorisation requires only half-

time work) and government under a state licensing law. Thus, their title 

is not protected and they cannot yet be considered a full-fledged 

profession. 

The professional features of authorised property appraisers in Sweden 

may be compared with the auditing profession. The two occupations are 

similar in reviewing information and having dual loyalties, i.e., 

obligations to the companies whose information is under scrutiny (their 
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clients) and to the society. This is in contrast to lawyers and priests who 

have more one-sided obligations. Moreover, appraisers and auditors are 

normally paid by their clients. They are further characterised by their 

abstract knowledge (Abbott, 1988), and they provide information for 

stakeholder decision making in terms of valuation statements and audit 

reports, respectively. 

The findings (see Paper II) indicate that authorised property appraisers 

may be seen as a profession, since members demonstrate collective 

thinking within the group (cf. Schein, 2010). The appraisers have a 

shared understanding of the valuation assignment (cf. Jankowicz, 2004; 

Kelly, 1955), and their perceptions of how things should or should not 

be done are generalised within the group. 

Memberships in professional associations such as SPBE and similar 

educations, professional training, work experiences, and institutional 

frameworks influence the practitioners’ development and can help 

produce and reproduce shared work cultures and professional values 

and identities (cf. Evetts, 2013). 

The relatively high homogeneity in property appraisers’ aggregated 

thought pattern is also comparable to that found by Öhman et al. (2006) 

among Swedish auditors. This indicates that authorised property 

appraisers display a degree of collective thinking comparable that found 

in the well-established auditing profession. 

Paper III concluded, as suggested by Hofstede et al. (2010), that 

education shapes authorised property appraisers’ way of thinking, 

indicating that they use experiences from their education when 

performing valuation assignments. However, authorised property 

appraisers may not be highly socialised as a group, since the findings in 

Paper III also revealed that educational background separated the 

appraisers under study. In line with Page (2005), this indicates that 

authorised property appraisers are in the beginning phase of 
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professional socialisation. They do as they are taught to, which is not in 

line with the findings of Amidu and Aluko (2007), who argued the 

opposite. A tradition of prestige, as accorded to graduates of KTH, can 

help uphold the traditions of a particular university by reinforcing a 

collective mental programming about how things should or should not 

be done. 

Since one of the requirements of authorisation is university education, it 

may be somewhat surprising that the authorised property appraisers’ 

thought patterns are not more homogenous, especially since Sweden has 

few universities offering property education programmes. However, the 

differences can be explained by differences in the universities’ 

educational traditions. Considering that the Swedish professional 

property association is still young in comparison to the Swedish 

professional association of auditors, the appraiser association has had a 

relatively limited time to form a uniform view of thinking. Consequently, 

educational differences survive between the different universities. 

Swedish authorised property appraisers are distinguished from their 

colleagues in many other European countries by their use of local versus 

international standards and the valuation methods they use. The 

international influences on standards and methods that reach valuation 

practices in Sweden come from consultancy firms that belong to 

international groups, rather than from the professional organisation 

itself (Eriksson et al., 2005). Client instructions can also influence the 

appraisers’ use of standards and methods (Levy & Schuck, 1999) and 

demand the use of international standards and specific methods aligned 

with those standards. In other words, Swedish authorised property 

appraisers’ professional performance and identity when valuing 

commercial properties and choosing DCF as their preferred valuation 

method are mainly influenced by national, rather than international, 

standards. 
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As often stated, a transparent market provides as much information as 

possible to all market participants (Schulte et al., 2005). The studies in 

this thesis were all conducted in Sweden, where the commercial 

properties market has been described as a highly transparent (JLL, 2018). 

However, even in this transparent commercial property market, 

information asymmetry continues to exist. Although this asymmetry 

increases demand for appraisers, it also makes their work difficult in a 

highly transparent market. 

Appraisers depend on their clients for valuation assignments, 

instructions, and information (Levy & Schuck, 1999). The findings (Paper 

IV) show that property owners can be a major, or even the major, source 

of information. When that is the case, property appraisers tend to have 

low confidence when assessing the information. As previous research 

shows, lack of reliable information decreases appraisers’ confidence in 

their valuations (Chen & Yu, 2009) and increases the risk of unhealthy 

client influence (Levy & Schuck, 2005). This means it can be difficult for 

appraisers to act independently as quality assurers when conducting 

their valuation tasks. This is similar to the situation of auditors, who also 

have difficulties maintaining their independence from clients (Öhman, 

2007). Problems with independence decrease professionals’ ability to 

reduce information asymmetry, which is the prime justification for 

professional property appraisers (Rudolph, 1998) and auditors (Öhman 

& Wallerstedt, 2012). 

To be included in the exclusive group of recognised professions, a group 

also must have society’s recognition. The findings (see Papers I & II) 

show that most authorised property appraisers considered their 

authorisation decisive in the client’s decision to engage them. This 

authorisation was also demanded by banks and other clients, as 

illustrated by the following quotes (also reported in Bellman, 2012): 

Many banks require that the valuation be performed by an authorised 

appraiser. This holds for most of the major property companies. 
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The authorisation is ‘a requirement to perform certain tasks – a kind of proof 

of experience and knowledge’. 

The above quotes and the findings in Paper I indicate that Swedish 

authorised property appraisers are beginning to achieve legitimacy as 

professionals. However, even if Swedish authorised property appraisers 

have client recognition, they still lack societal recognition since they do 

not operate under government supervision the way established 

professions do (cf. Freidson, 2001). As noted by Mäki (2020), the 

valuation process is not particularly well-regulated; however, regulation 

is often evidence of society’s interest in occupations characterised as 

professions (Abbott, 1988). 

To summarise, the occupation of authorised property appraiser in 

Sweden does not meet two of the five requirements of a profession 

suggested by Wilensky (1964), i.e., full-time occupation and a state 

licensing law. If authorised appraisers wish to become a profession on 

the same basis as authorised auditors, they need not only to meet those 

missing criteria, but also to create and enforce a more uniform domestic 

education, increase their use of international standards and methods, 

and maintain legitimacy in the eyes of society. 
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6 Concluding remarks 

This chapter begins with the overall conclusions of this thesis (Section 

6.1) followed by a section on the contributions of the thesis, addressing 

the theoretical, practical, and methodological implications of this 

research (Section 6.2). Before ending this chapter, I reiterate some of the 

limitations of this thesis and identify possibilities for future research 

(Section 6.3). 

6.1 Conclusions 

The overall aim of this thesis was to describe and analyse Swedish 

professional property appraisers’ perceptions of standards and methods, 

information gathering and assessments of value-influencing factors in 

conducting valuations of commercial property and their confidence in 

their own assessments. 

Previous studies (Eriksson et al., 2005; McParland et al., 2002) showed 

that Swedish property appraisers use distinct other valuation standards 

and methods than those used in other countries under study. Since then 

the commercial property market has become increasingly global, and the 

demand for international valuation standards and practices has 

increased (Schnaidt & Sebastian, 2012). 

In this thesis, Swedish appraisers are shown to continue to differ in their 

use of standards and methods from appraisers in other European 

countries. There are some signs of increasing adaptation of international 

standards and practices; however, this is driven not by the industry’s 

professional organisation, but by international consultancy firms and 

increasing numbers of international clients in the Swedish property 

market. 

Swedish authorised property appraisers have common educational 

requirements and work on the specific task of conducting commercial 
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property valuations. This suggests that they develop common patterns 

of thought, expressed as commonality corollary (Kelly, 1955). This thesis 

shows that Swedish authorised property appraisers do gather and assess 

information in similar ways their aggregated thought pattern 

demonstrates relatively strong homogeneity and moderate complexity. 

However, the findings also reveal that appraisers’ thought patterns 

differ depending upon which university they graduated from. 

Appraisers who graduated from the highest ranked university (KTH) 

were more likely than others to simplify their valuation judgements. This 

may have been due to the strong technical and mathematical foundation 

of that particular programme (Lundström, 2002). This educational 

foundation and culture seems to have resulted in a thought pattern that 

students maintained throughout their professional careers. This is in line 

with previous findings that differences in property appraisers’ 

performance can depend upon cultural issues (Gallimore & Wolverton, 

1997), and that higher education is important for appraisers’ socialisation 

(Page, 2005). 

The work of property appraisers depends on information availability 

and is often characterised by information overload (Adair et al., 1996, 

Langfield-Smith & Locke, 1988; Tidwell & Gallimore, 2014), client 

influence, and independence issues (Amidu & Aluko, 2007; Crosby et al., 

2018; Levy & Schuck, 1999). During the valuation process, property 

appraisers gather and assess a large amount of information considered 

relevant for the estimation of a property object’s market value (Tidwell 

& Gallimore, 2014). Lack of transparency in the information-gathering 

and assessment process is considered a main cause of client influence, 

since clients may use their information advantage to affect the valuation 

(Chen & Yu, 2009). 

This thesis shows that four types of information (local environment, 

location, rental income, and discount rate) have the greatest impact on a 

property’s estimated market value. Swedish professional property 
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appraisers perceive these information types as common in the first 

decision in the information-gathering stage and critical to the entire 

process when clients are the source of information. The availably and 

trustworthiness of these types of information seem to affect the 

appraisers’ perceived confidence during the assessment stage and when 

estimating the final market value of a property. Of particular interest is 

that appraisers tend to have low confidence when they are dependent on 

their clients and their independence decreases. 

In terms of theories of professions (Abbott, 1988; Carr-Saunders & 

Wilson, 1933; Parsons 1951; Wilensky, 1964), authorised property 

appraisers in Sweden share indications of a professionalization process 

including university education, practical training, a professional 

association, and a formal codes of ethics. However, in a global and 

increasingly transparent world, appraisers need society’s recognition 

and international acceptance. This would be facilitated by requirements 

for full-time occupational status, a state licensing law, and the increased 

use of international standards and methods. Swedish authorised 

property appraisers may therefore be characterised as belonging to an 

emerging profession. 

6.2 Contributions and implications 

6.2.1 Theoretical implications 

These studies contribute first to the meagre literature on property 

appraisers. In line with Levy and Schuck (2005), the thesis indicates that 

the information flow from the client, especially the property owner, to 

the appraiser is central, and it proposes a model of theory of search and 

theory of choice within the valuation process. The model in Figure 12 

illustrates the two decision steps and the information flows. By 

empirically identifying high-impact information types (discount rate, 

rental income, location, and local environment), the figure shows 
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differences in both the information sources used for various information 

types and appraisers’ perceived assessment confidence. 

 

Figure 12. An updated model of the two decision steps in the property valuation 

process and the information flows, including high-impact information types. 

The model illustrated in the figure also suggests that the first decision in 

the information gathering stage is critical to the entire valuation process. 

Using only one direct information source or clients as an indirect source 

seems to affect the appraisers’ confidence when assessing the 

information, which in turn affects the estimated market value. 

6.2.2 Practical implications 

This thesis also has practical implications. First, it shows the relative 

importance of decisions made using different information sources and 

the client pressure that appraisers face in each phase of the valuation 

process. This demonstrates the need for extended guidelines. For 

example, appraisers could be made aware of possible unconscious 

valuation bias arising from using information sources, especially clients, 

without questioning them. Clients, including property owners, have a 

tendency to act in their own self-interest and to provide unreliable 

information. This may lead to a valuation report more client-influenced 

than independent. 

Second, the thesis highlights the respondents’ awareness that they 

unconsciously think and act in a certain way and shows the importance 
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of using retests in the repertory grid technique. In the retest interviews, 

which included discussions of their similarities, i.e. confirming stability 

in the respondents, ways of thinking and changes in opinions between 

the test and retest, respondents reflected on their own thought patterns. 

In particular, they reflected on their revised perceptions and what could 

have induced those differences. Such reflections are important not only 

for individual appraisers, but also for their colleagues and perhaps for 

the profession in general. For example, the respondents mentioned how 

different phenomena affected their views of some of the value-

influencing factors over the six months between test and retest. Some of 

the phenomena mentioned (e.g., effects of the banking crises, new praxis 

at the property firm, and new knowledge) had affected their views of 

some of the information used in the valuation process. Although they 

retained relative stability in their thought patterns, some types of 

information had increased in importance, while others had decreased. 

Such changes, no matter how minor, may have important effects on 

valuation statements. 

The results in this thesis have been acknowledged by international 

universities, international and national researchers, and national 

practitioners. Paper II is included in the literature list for the course 

‘Applied Valuation’ at Henley Business School (University of Reading, 

UK), ranked by the Urban Land Institute as the leading centre of 

property education in Europe.41 The same paper is included in Routledge 

Handbook of Sustainable Real Estate (2018, edited by Wilkinson et al.). The 

publisher states that the book brings together the latest research by 

leading global academics, demonstrating the nature and extent of 

humankind’s impact on the world as well as suggesting means to 

 

41 The overall aims of the course are ‘to provide you with [the] opportunity to gain an improved 

understanding of the roles, methodologies and limitations of commercial property valuations and to 

enhance your knowledge of the application of valuation theory to practical problems in commercial 

property markets’. 
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mitigate that impact and build resilience.42 Papers I–IV and Bellman, 

2012 are included as examples of Swedish research in the 20th century in 

Property Valuation Then, Now and in the Future (Gustafsson et al., 2019).43 

Literature studied at universities and books read by practitioners may 

have both indirect and direct practical implications. 

Paper I is also referred to in the report Approaches for Prudent Property 

Valuations Across Europe (Crosby & Hordijk, 2021) 44 . The report was 

constructed as a piece of ‘advice’ for banking and finance regulators at 

the EU level. It represents an independent review of concepts, bases, and 

applications of property valuations in response to the prudent property 

valuation approach developed by the Bank of International Settlements. 

The report was produced in collaboration with the academic and 

practising property community, .including the three main valuation 

international standard setters: IVSC, TEGOVA, and RICS. 

6.2.3 Methodological implications 

This thesis has two specific methodological implications. To my best 

knowledge, it includes the first study to use the repertory grid technique 

to map and analyse authorised property appraisers’ thought patterns at 

an aggregated level. This is an established method based on an 

established theory (personal construct theory) that has received 

international attention within various disciplines (Jankowicz, 2004). The 

repertory grid technique has, for example, been widely used in studies 

of health professionals and social workers (Saúl et al., 2012). It has also 

 

42 Paper II is included in a chapter which examines the challenges facing appraisers in 

understanding the context of value in relation to sustainability; sustainability measurement, 

comparison, and quantification in valuation; value considerations in valuation; and appraisers’ 

knowledge of sustainability and the need for further professional development. 
43 The authors state that the book gives those who perform or take part in property valuations 

an insight into the development of approaches and methods in Sweden since the 1940s. The 

idea is to learn from history while looking ahead. 
44 Paper I is included in Chapter 2, “Property valuation process, concepts and definitions” in the 

report Approaches for Prudent Property Valuations across Europe. 
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been used to map aggregated thought patterns in the Swedish auditing 

profession (Öhman et al., 2006) and other industries, such as bank 

lending officers (Rad et al., 2013). An advantage of this method is that it 

captures the unconscious thoughts of a specific group, which can also be 

used in between-group comparisons. 

This method allows coverage of a broad range of working conditions, 

which can be related to various theories, and it has contributed to holistic 

knowledge of practitioners’ perceptions of their own tasks. This thesis 

demonstrates the use of the repertory grid technique in this specific 

context by mapping the aggregated thought pattern of a large number of 

Swedish authorised property appraisers regarding the valuation process. 

Moreover, this thesis demonstrates the importance of the test and retest 

parts of the repertory grid technique, in particular when examining 

emerging profession. I suggest, when possible, to design a study 

including a second retest opportunity to obtain a more longitudinal 

nature of the study. This may shed additional light on how and when 

different phenomena, internal and external, may affect appraisers’ 

thought patterns. 

A narrower contribution is related to the software program developed 

by Professor Brian Gaines and Professor Mildred Shaw. Using the data 

analyses in this thesis, they were able to update and further develop their 

software programme. This in turn allowed more detailed and illustrative 

analyses, making it easier to compare various groups of respondents. 

This software development is explained in the new Rep Plus RepGrids 

Manual. Gaines and Shaw (2018, p. 42) explain that their refined 

program is a result of missing functions discovered when I was working 

with the data analyses, in particular in Paper III and Bellman, 2012: 

Bellman (2012; 2016) conducted a study of Swedish property appraisers to 

explore possible differences in the conceptual systems of different subgroups 

stratified along a number of dimensions such as education and location 



110 

 

(Figure 38). […] The overall assessment shows that there may be more 

differences that can be ascribed to chance, and the degree of spread and 

outliers in some of the distributions suggests topics where there is lack of 

consensus meriting more specific investigation. This is generally the desired 

outcome of a successful study of this nature, to increase understanding of 

the sociocognitive structures involved and highlight possible anomalies for 

further study. (Gaines & Shaw, 2018, pp. 41-42) 

6.3 Limitations and suggestions for further research 

Five limitations of this thesis are discussed below and related to 

suggestion for further research. 

First, I used different approaches and theories, such as behavioural 

property research, complexity theory, and personal construct theory, to 

describe the Swedish authorised property appraisers and their 

perceptions of the commercial property valuation process. The idea was 

to use different ‘glasses’ to obtain different views of the phenomenon in 

today’s society. Still, some other theories, for example institutional 

theory, could also have been used. 

As Scott argues (1987, p. 493), ‘[…] two primary types of actors shap[e] 

institutional environments in modern societies – the state and professional 

bodies – and …the way in which their interests and mode of action shape 

institutional patterns and mechanisms. 

The use of institutional theory (DiMaggio & Powell, 1991), including the 

regulatory pillar (norms and values), the normative pillar (common rules, 

a common language, and common role models), and the cognitive pillar 

(laws, rules, and authorities), could have explained why the appraisers 

perceive their work as they do. Bolomope et al. (2021) argue that 

institutional theory could be used in this context to study property 

investors’ decision making. I suggest that further research use 

institutional theory in studying authorised property appraisers, 

especially regarding their chance of becoming an established profession. 
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Second, aggregated thought patterns do not capture individual 

perceptions of reality (Fransella et al., 2004). Nevertheless, I believe that 

the repertory grid technique, and aggregated thought patterns, could be 

used to further generalise the present findings. I therefore recommend 

further studies of professional commercial property appraisers 

including longitudinal studies of Swedish authorised property 

appraisers to chart their journey towards a profession. 

Third, this study was limited by its sample size and its focus on just one 

country. Sweden is a small country with few professional appraisers, 

only half of whom were included in the studies presented here. This 

emphasises the need to conduct similar studies in other countries, not 

least in the EU where appraisers are governed by the industry 

association TEGOVA. These future studies could be compared with this 

thesis because it includes perceptions from half of the Swedish 

authorised property appraiser population and also considers regional 

similarities and differences. 

Further research on the topics studied in this thesis, such as university 

education and company guidelines (both national and international), 

might be conducted in an international arena, since several of the leading 

consultancy firms in Sweden are part of international groups. This 

suggests further analyses of possible differences depending on 

appraisers’ firms or groups (Mäki, 2020). According to D’Arcy and 

Taltavull (2009), some educational programmes and international 

consulting firms affect the introduction of international standards at the 

national level. Other appraiser organisations, such as RICS, which 

recently started a relationship with KTH, also influence the introduction 

of such standards. Considering that company policies may have an 

impact on respondents’ ways of thinking, further research could also 

investigate how company policies influence appraisers who work for the 

same companies but in different countries, such as Sweden and Finland 
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(Kallio et al., 2012). It is also possible to compare the development of the 

profession in countries starting that journey at about the same time. 

Fourth, this thesis did not investigate the impact of client pressure in any 

depth. The results, however, reveal that clients could have an important 

impact on estimated market values. In line with Crosby et al. (1997, 2018), 

I encourage further studies on the opportunities clients have to influence 

appraisers through their instructions, information, and considerations 

(Levy & Schuck, 1999). This could be studied both in more and less 

transparent markets using both Levy and Schucks’ 1999 theoretical 

model and the modified models of Chen and Yu (2009). 

Fifth, although formal codes of ethics are among the five characteristics 

of a profession according to Wilensky (1964), and ethical guidelines must 

be followed by Swedish authorised property appraisers, this thesis did 

not focus on ethics. This is a vital part of both established and emerging 

professions. Previous studies of the auditing profession (e.g., Svanberg 

& Öhman, 2016) have shown that audit organisations’ ethical cultures 

are closely related to how auditors maintain their independence. This 

kind of study is highly encouraged in regard to authorised property 

appraisers and their exposure to client pressure (Levy & Schuck, 1999; 

2005). 
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Appendix 1. Summary of corollaries 

Kelly’s (1952/1991) 11 corollaries (left); Jankowicz’s comment or gloss 

(right; 2004, p. 277–279) 

Construction corollary 

 A person anticipates 

events by construing their 

replications. 

People develop these internal representations by 

recognising regularities and recurring patterns in 

their experience, which they represent internally 

by means of contrasts called ‘constructs’. 

Dichotomy corollary 

 A person’s construct 

system is composed of 

finite number of 

dichotomous constructs. 

Constructs are reference axes, not concepts; so, to 

understand someone’s meaning, you need to 

know ‘both ends’, that is, the implicit pole as well 

as the expressed pole, of the construct. Thus, ‘good’ 

as opposed to ‘inadequate’ express a different 

meaning to ‘good’ as opposed to ‘evil’. 

Range corollary 

 A construct is convenient 

for the anticipation of a 

finite range of events only. 

Unlike a concept, which applies to everything it 

encompasses, a construct is limited to a focus of 

convenience found useful by the person using it. It 

is not used for all things in all circumstances. 

Modulation corollary 

 The variation in a person’s 

construction system is 

limited by the 

permeability if the 

constructs within whose 

range of convenience the 

variants lie. 

Some constructs are more permeable (can 

accommodate many new events within their range 

of convenience); for example, ‘good-bad’. Others 

are less permeable (apply to only a few); for 

example, ‘fluorescent-incandescent’. 

Organisation corollary 

 Each person 

characteristically evolves 

for his convenience in 

anticipating events, a 

construction system 

embracing ordinal 

relationships between 

constructs. 

Regarded as a data structure, the internal 

representations we call constructs are organised 

as a hierarchic system. Some constructs are more 

central and have the nature of personal values, 

subsuming other, more specific constructs. 

Fragmentation corollary 

 A person may successively 

employ a variety of 

construction systems 

While there is a tendency towards consistency 

between different parts of the system – especially 

between core constructs (personal values) and 
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which are inferentially 

incompatible with each 

other. 

their subordinate constructs – this consistency is 

not total; it may vary according to circumstances 

and events as the individual interprets them. 

Experience corollary 

 A person’s construction 

system varies as he 

successively construes the 

replications of events. 

Constructs represent ‘working hypotheses’ about 

what will happen next. If they, or their 

implications, are not effective in prediction, they 

are open to amendment in the light of those 

events, though people differ in the extent to which 

they are prepared to make, or even notice, a 

possible need for, such amendment. 

Choice corollary 

 A person choice for 

himself that alternative in 

a dichotomised construct 

through which he 

anticipates the greatest 

possibility for the 

elaboration of his system. 

We often express preferences for one pole of each 

construct as opposed to another. If the whole 

system is to be effective in anticipating events, it 

makes sense for us to ‘grow’ the system in a way 

which increases the accuracy of our predictions 

and anticipations. 

Individuality corollary 

 People differ from each 

other in their construction 

of events. 

Different people develop their own meanings – 

their own constructions – for the same events, and 

this is what gives them their individuality and 

distinct personhood. 

Commonality corollary 

 To the extent that one 

person employs a 

construction of experience 

which is similar to that 

employed by another, his 

processes are 

psychologically similar to 

those of the other person. 

People are similar to the extent that they construe 

(see the meaning in) events similarly (and not 

because they encounter similar events, nor 

because they behave in the same way). 

Sociality corollary 

 To the extent that one 

person construes the 

construction process of 

another, he may play a 

role in a social process 

involving the other 

person. 

We enter into effective role relationships with 

other people (for example, boss-subordinate; 

parent-child; husband wife) to the extent that we 

are aware of, and can understand, some of the 

other person’s constructs (and not because the 

two sets of constructs are the same, nor because 

society has defined roles for us). 
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Appendix 2. The grid form 

 

Elements 

Constructs 

A B C … M 

1. Information is predominantly historical (1)–future-

oriented (7) 

     

2. Information comes to a small (1)–large (7) extent from 

the property owner 

     

3. Information is little (1)–highly (7) reliable      

4. Information has little (1)–major (7) impact on the 

property’s estimated market value  

     

5. Easy (1)–difficult (7) to assess      

6. Assessment requires little (1)–considerable (7) local 

knowledge  

     

7. Assessment is based to a small (1)–large (7) extent on 

property-specific information 

     

8. Assessment is based to a small (1)–large (7) extent on 

my own previous valuation statements 

     

9. Assessment requires little (1)–considerable (7) time      

10. Assessment is strongly based on fair values (1)–

standard values (7) 

     

11. Assessment is based to a small (1)–large (7) extent on 

others’ previous valuation statements 

     

12. Assessment requires few (1)–lot of (7) second opinions       

13. Assessment is based to a small (1)–large (7) extent on 

market-specific information 

     

14. Assessment is little (1)–highly (7) affected by the 

property owner  

     

15. Information is of little (1)–great (7) importance for 

annual accounts valuation 

     

16. Information is of little (1)–great (7) importance in 

granting credit 

     

17. Information is of little (1)–great (7) importance for tax 

assessment value 

     

Note: The 13 elements are listed below (with some general explanations). 
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A. Vacancy rate 

 Estimated and forecast rentable area (i.e., current and future vacancy rate)  

B. Condition and standard 

 External and internal condition based on visual inspection, building 

methods, age, etc. 

C. Location 

 Property location (e.g., town, sparsely populated area; A, B, or C position) 

D. Maintenance 

 Continuous, planned, and preventive maintenance or restoration of the 

property’s original features (‘keeping the property in condition’) 

E. Contractual terms of leases 

 Duration of the agreement, termination terms, etc. 

F. Environmental pollution 

 Environmental contamination 

G. Administration and management 

 Cost of management and administration in-house or by contract, for one or 

more properties 

H. Residual value 

 Value remaining after the property’s estimated economic life  

I. Local environment 

 Local environment and customer flows such as gallery, composition of 

tenants, ‘Situation A’, and the property's identity and quality (i.e., the 

property's ‘brand’) 

J. Investment needs 

 Funding needed for improvements, modifications, and performance-

enhancing measures 

K. Discount rate 

 calculated based on specific objects and captures the actual cost of the 

property’s equity, return, and risk. And/or cost of capital, the interest rate 

that expresses the required return on invested capital 

L. Operating and heating 

 Operating costs such as, electricity, water, refuse collection, property tax, etc. 

Heat economy can be measured as heating cost/sq m. 

M. Rental income 

 Estimated and forecasted income related to rents, leases, and interest 

subsidies 
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Appendix 3. Survey questions 

2010/2011 

 

1. What kind of information would you be able to reduce without 

compromising the valuation?: 

2. What kind of information would you be able to add to improve the 

valuation?: 

3. Which is your most frequent typical client? 

□ Property owners preparing financial statements  

□ Property owners seeking a loan 

□ Tax authority in front of taxation   

□ Creditors prior to granting credit 

□ Other, namely: 

4. Which valuation methods do you mainly use? 

□ Comparative method  

□ Discounted cash flow method 

□ Capitalisation method 

□ Other, namely: 

5. What methods did you consider when you filled in the grid form?: 

6. Do you perceive that the choice of valuation method is of importance 

to the client?: 

7. Which industry-specific standard do you mainly use?: 
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8. Which international valuation standards does your answer above 

most closely match? 

□ International Valuation Standard (IVS) 

□ European Valuation Standards (EVS) 

□ RICS Appraisal and Valuation Standards (Reed book) 

□ Other, namely: 

9. How is the calculation rate / discount rate determined? 

□ Based on a fixed standard for each submarket 

□ Based on yield requirement derived from local comparative 

data 

□ Based on risk/return analysis based on financial theory 

□ In other ways, namely: 

10. In which ways is your authorisation relevant to being engaged by a 

client?: 

11. Does clients require that the property appraiser be authorised? 

(Always / Sometimes / Never) 

a. Property owners preparing financial statements   

b. Creditors prior to granting credit 

c. Property owners seeking a loan   

d. Tax authority in front of taxation 

e. Property owners for inclusion in Swedish Annual Property 

Index (SFI/IPD) 

f. On other occasions, namely: 

12. Can you specify situations when clients can influence the 

valuation?:  
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Appendix 4. Survey questions 2015 

Questions regarding property valuation 

Choose the option that best suits your current situation using a scale of 

1 to 7, where 1 indicates ‘a low degree’ and can be interpreted as ‘never’ 

and 7 indicates ‘a high degree’ and can be interpreted as ‘always’. 

1. In general, to what degree do you use following methods when 

valuing a commercial property? 

a. Comparative method 

b. Discounted cash flow method 

c. Capitalisation method 

d. Another named method (please state which): ….. 

e. A different method from (d.): 

2. To what degree do you use the following methods when valuing a 

commercial property for the purpose of preparing financial statements? 

a. Comparative method 

b. Discounted cash flow method 

c. Capitalisation method 

d. Another named method (please state which): ….. 

e. A different method from (d.): 

3. To what degree do you use the following valuation standards and 

guidelines when valuing a commercial property? 

a. Swedish Professionals for the Built Environment guidelines: 

b. SFI/IPD:s (property index) guidelines: 

c. Company guidelines: 

d. International Valuation Standards (IVS): 

e. European Valuation Standards (EVS): 

f. RICS Appraisal and Valuation Standards (Red Book): 

g. Other valuation standards/guidelines, namely: .... 
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4. To what degree do the following factors influence your choice of 

standards when valuing a commercial property? 

a. Legal requirements: 

b. Professional requirements: 

c. Client specifications: 

d. Educational background: 

e. Company requirement (your employer): 

5. To what degree are the following clients (and purposes) present 

when you are assigned to valuing commercial properties? 

a. Property owners (new or old) preparing property transfer: 

b. Property owners preparing financial statements: 

c. Property owners seeking a loan: 

d. Credit givers before granting credit: 

e. Survey authority/Tax authority before taxation: 

f. Property owners before inclusion in SFI/IPD (property index): 

f. Other clients, namely: ……… 

6. To what degree do clients require you to be authorised as a property 

appraiser for the following situations? 

a. Preparing property transfers: 

b. Preparing financial statements: 

c. Seeking a loan (property owner): 

d. Deciding whether to grant credit (credit givers) 

e. In purpose of taxation 

f. In front of SFI/IPD/KTI (property index) 

g. Other purposes, namely: …… 

7. To what degree do the following factors affect you when valuing a 

commercial property? 

a. instruction from client: 

b. property-specific information from client: 
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c. frequent client: 

d. type of client: 

e. size of client: 

f. regulatory framework/standards: 

g. circumstances of the property market: 

8. To what degree do you perceive pressure from clients (such as 

threatening to choose another property if you do not give the desired 

value) when valuing a commercial property? 

9.* In general, to what degree do you perceive uncertainty when 

valuing a commercial property? 

10. To what degree do the following factors affect your uncertainty 

when valuing a commercial property? 

a. the number of estimations (information that is difficult to 

measure and verify is often assessed using estimates in the 

form of templates, i.e., how much you use standard values 

instead of own judgements): 

b. time available: 

c. amount of information at hand: 

d. property market prices: 

e. clients’ expectations: 

f.  values/culture of your firm (the company’s culture, work 

practices, and in-house guidelines, methods, materials, choice 

of external standards, etc.): 

g. your own experience: 

h. your educational background: 

11. To what degree do clients question your valuation (estimated 

market value)? 

Each question was followed by a comment space, indicated with the 

phrase “Please, you may comment the above question/s: ….” 
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Appendix 5. Background questions 

2010/2011 

The grid interview 

Name: 

Year of birth: 

Current employer: 

Place of work: 

Year of authorisation: 

Main area of activity as authorised property appraiser (Stockholm / 

Gothenburg / Malmoe / Other places in Sweden): 

How long have you worked for the current company? 

How long have you worked as a property appraiser? 

University exam:   

□ Yes, Cadastral surveying degree from a civil engineering 

programme 

□ Yes, Commercial property and construction management degree 

from a civil engineering programme 

□ Yes, other exam:    

□ No, but meet the 140-point theoretical requirement 

□ No, other education: 

Main institution for completed university studies: 

 


