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Abstract 
In the 2018 edition of the JLL Global Real Estate Transparency Index (GRETI), Sweden was 
ranked the 10th most transparent real estate market in the world, categorized as ‘Highly 
Transparent’. For the most part, Sweden has held a similar position since the measurements 
started in 1999. Transparency on a real estate market generally attracts foreign real estate 
investments and tenants as well as increasing global competitiveness. It also streamlines work 
processes in many real estate professions through comprehensive real estate market 
information and comprehensible legal frameworks, transaction processes and methods of 
monitoring different sustainability metrics. This study explores the prerequisites for Sweden 
to attain a better position in the index by increasing its degree of real estate market 
transparency, with the long-term goal in having Sweden reaping more of the benefits in having 
a highly transparent real estate market. 
 
This is done in two ways. First is through a critical analysis of the index’s methodology for 
assessing if ranks and scores within the different index categories are produced fairly. 
Secondly, different industry actors are interviewed to identify in what areas Sweden lags 
behind compared to more transparent markets, in which way they would like to see 
transparency improved in Sweden and the main barriers in implementing projects that would 
increase real estate market transparency and ways of overcoming them. An examination of the 
index methodology shows a changing methodology from year to year, which indicates a steady 
increase in real estate market transparency in Sweden. Interview findings support a generally 
positive view on transparency, facilitating decision making for real estate investments, but the 
level of preferred transparency differs between net sellers and buyers. It is therefore 
questionable if increasing real estate market transparency would provide significantly 
increased utility for some market actors with longer investment horizons and market 
knowledge through extensive business networks. Main suggestions for improving real estate 
transparency in Sweden include measures for data standards, increasing the level of data 
disclosure and information platforms for such standardized, disclosed data. The study 
suggests that the main barriers for implementing this could be conceptualized as a Prisoners’ 
dilemma and that institutional bodies could act as trustworthy partners in further opening up 
real estate market information. 
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Sammanfattning 
I 2018 års upplaga av rapporten JLL Global Real Estate Transparency Index (GRETI) 
rankades Sverige som den tionde mest transparenta fastighetsmarknaden i världen, 
kategoriserat som ‘Mycket Transparent’. Sverige har mestadels hållit en liknande position i 
rankingen sedan mätningarna startade år 1999. Generellt så medför transparens på ett lands 
fastighetsmarknad en ökad attraktion för investeringar och hyresgäster såväl som en ökad 
global konkurrenskraft. Det effektiviserar även arbetsprocesser i många yrken i fastighets-
branschen genom omfattande fastighetsmarknadsinformation och överskådliga legala 
ramverk, transaktionsprocesser och metoder för att utvärdera olika nyckeltal kopplat till 
hållbarhet. Denna studie undersöker förutsättningarna för Sverige för att kunna uppnå en 
bättre position i indexet genom att öka transparensen på landets fastighetsmarknad, med det 
långsiktiga målet att få Sverige att kunna åtnjuta fördelarna av att ha en mycket transparent 
fastighetsmarknad. 
 
Detta är genomfört på två sätt. Det första är genom en kritisk analys av indexets metodik för 
att utvärdera om rankingar och poängsättningen inom de olika indexkategorierna har 
producerats på ett rättvist tillvägagångssätt. Det andra är genom intervjustudier med olika 
branschaktörer för att identifiera de områden där Sverige släpar efter i förhållande till andra 
mer transparenta marknader och på vilket sätt de skulle vilja se att transparensen förbättras i 
Sverige samt de huvudsakliga hindren mot att kunna implementera projekt som skulle kunna 
öka transparensen på Sveriges fastighetsmarknad och sätt att överkomma dessa hinder. 
 
En undersökning av indexmetodiken visar på en ändrad metodik från år till år, som indikerar 
en stabilt ökande grad av transparens på Sveriges fastighetsmarknad. Intervjuresultaten 
stödjer en generell positiv syn på transparens som ett sätt att underlätta beslutsfattande för 
fastighetsinvesteringar, men nivån av föredragen transparens skiljer sig åt mellan nettoköpare 
och nettosäljare. Det ifrågasätts därför om en ökad transparens på Sveriges fastighetsmarknad 
skulle bidra med en signifikant ökad nytta för vissa branschaktörer med längre investerings-
horisonter samt marknadskännedom genom sina stora branschnätverk. Huvudsakliga 
förbättringspunkter i termer av att öka transparensen på Sveriges fastighets-marknad 
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inkluderar åtgärder för datastandarder, en ökad nivå av datadelning samt informations-
plattformar för sådan standardiserad, delade data. Studien visar på att de huvudsakliga 
barriärerna för att implementera dessa åtgärder kan konceptualiseras som ett Fångarnas 
dilemma och att offentliga organ kan agera som pålitliga partners i att vidare öppna upp 
fastighetsmarknadsinformation. 
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Manager på Första AP-fonden, Lars Johnsson, Fastighetsdirektör på Folksam och Olli 
Kytömäki, doktorandstudent på Kungliga Tekniska Högskolan. Vi skulle också vilja tacka 
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1. Introduction 
The reader is presented to the research topic from a broader perspective that is narrowed 
down to the main contributions. 

 
Through time, the most recognized and quintessential characteristic of real estate has been its 
immobility (Eichholtz et al., 2011). Globally, governments and public agencies are increasingly 
recognizing the crucial role that real estate markets play in determining the success or failure 
of cities (Kelly, 2018). Metropolitan governments and public bodies are increasingly 
recognizing that the real estate industry plays a crucial role in a city’s success. It helps create 
a more competitive, efficient and flexible environment for businesses, as well as contributing 
to improvements in quality of life and creating a more sustainable future for its citizens (Kelly, 
2018). 
 
This study builds on the previous research conducted by Newell (2016), assessing real estate 
transparency during the years 2004-2014 with the goal to determine whether the European 
markets have become more transparent, both from a regional context as well as from a global 
perspective. Empirical results proved an improvement in transparency for many real estate 
markets, with several European real estate markets being amongst the top improvers globally 
(JLL, 2019). Currently holding the position as the world’s tenth most transparent real estate 
market, we argue that Sweden should strive for achieving an even higher position going 
forward. The countries classified as ‘Highly Transparent’ in the JLL GRETI attracts around 
70 % of global institutional real estate investments. Thus, actively working for maintaining 
and improving Sweden’s position in the JLL should lead to an increased amount of foreign 
inward real estate investments to Sweden (JLL, 2019a). 
 
With the goal of moving towards an even more transparent real estate market in Sweden, in 
this premier study, we take the next step by shifting the spotlight from historic performance 
to concrete measures that can be undertaken in order to facilitate for a more transparent real 
estate market going forward.  
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2. Background 
Presents the background for the research project, explaining the research aim, question as 
well as delimitations and disposition. 

 
With an increased emphasis on international real estate investments and high competition on 
attracting both international capital as investors and global companies as tenants to the 
Swedish real estate market, the access to relevant and reliable market information poses an 
important competitive advantage. A country with comparatively high market transparency 
should, all else held constant, be able to attract more investors and tenants, which in turn lead 
to increased economic activity on that country’s real estate market as well as generally being 
beneficial for that country’s economy. The eleven most transparent real estate markets alone 
stand for almost 75 % of direct real estate investments of the 100 markets covered by the JLL 
GRETI (JLL, 2019). 
 
According to JLLs GRETI 2018, a global research report released every two years, Sweden is 
ranked as the tenth most transparent real estate market in the world and sixth in Europe (JLL, 
2019). With this score, Sweden barely joins the list of the countries labelled as “Highly 
transparent”. In the 2016 release of the same report, Sweden was ranked as the 12th most 
transparent real estate market in the world, only being labelled as “transparent”. As with all 
international rankings, Sweden should aim at reaching the top of the JLL GRETI ranking. JLL 
GRETI is globally recognized as the most widely used indicator of real estate market 
transparency (Pitman, 2018). 
 
However, all types of comparative indices are based on a certain method for the production of 
a ranking. Furthermore, all rankings also have their strengths and weaknesses. A global 
transparency index will need to take a lot of factors into account that influences transparency. 
Furthermore, these factors should be weighted based on their relevance to a country’s overall 
transparency. This has the potential to result in different methodologies leading to different 
rankings. This thesis will critically examine index methodologies in general and the JLL 
GRETI methodology in peculiar to assess its fairness in portraying different countries’ levels 
of real estate market transparency. 

 
2.1. Research Aim 
The aim of this thesis is to put forth recommended measures on what could be improved so 
that Sweden becomes a more transparent real estate market, as defined by the JLL GRETI.  To 
do this, activities connected to transparency in frontrunner markets defined as having more 
transparent real estate markets than Sweden will be identified to provide guidelines and 
examples for Sweden to follow in order to improve the transparency of its real estate market. 
By analyzing Sweden’s scores and rankings on the sub-indices and variables underlying the 
JLL GRETI, it is possible to identify where Sweden is relatively lagging behind and thus on 
what areas Sweden has to put more attention in order to achieve a more transparent real estate 
market. 
 
The purpose of this study is to explore, interpret, analyze and understand the dynamics of the 
generally and internationally accepted real estate transparency index, bi-annually compiled 
by JLL. This will form an understanding of how Sweden’s current real estate market 
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transparency and potential catalysts for improvement. Understanding how Sweden can 
improve its ranking in the JLL GRETI is an important step in the process of improving its 
perception as a more transparent real estate market going forward. 

 
2.2. Research Question 
The main research question and aim is therefore: 
 

● What prerequisites are there for Sweden to increase its real estate market 
transparency, as measured by the JLL GRETI? 

 
The main research question generates a set of sub-questions, which are the following: 
 

● What is transparency’s significance for Sweden’s real estate market? 
● What methodology is used to construct the JLL GRETI? 
● Does the JLL GRETI provide a fair representation of Sweden’s real estate market 

transparency? 
● On which areas are Sweden lagging behind in terms of transparency, according to the 

JLL GRETI? 
● Can Sweden tap on other countries transparency enhancing features? 
● What are currently the main obstacles for transparency-enhancing stakeholder groups 

in continuing to enhance Sweden’s real estate market transparency and how can these 
obstacles be overcome? 

● In what areas lie the greatest demand in enhancing Sweden’s real estate market 
transparency, according to stakeholder groups benefiting from real estate market 
transparency? 
 

2.3. Delimitations 
The working definition of real estate market transparency used in interviews in this thesis is: 
The accessibility of information which facilitates decision making for real estate investments 
and real estate financing. This definition is designed to be quite broad, as is the JLL GRETI 
which is used as a starting point of defining transparency in this thesis. By using this broad 
definition, the intention was to allow interviewees to speak relatively freely about their 
perspectives on real estate market transparency. In order to obtain an as broad view as 
possible about the prerequisites to increase real estate market transparency in Sweden, doing 
a detailed investigation for each sub-index applied to the Swedish real estate market was 
beyond the scope of this thesis. A delimitation is therefore the depth of the variable 
investigations. The intention was to spark an industry-wide discussion, where the findings 
from this thesis could be used in appropriate forums to lay out measures on how to increase 
real estate market transparency on a sub-index level. 
 
Another important delimitation is geographical. Since Sweden does not manage to claim the 
top spot in any of the sub-indices composing the JLL GRETI 2018, this means that there are 
countries frontrunning Sweden in each sub-index in terms of how JLL (2019) has scored it in 
the GRETI. One approach could have been to do a more in-depth study of some of the 
countries ranking ahead of Sweden in the respective sub-index. Again, the required workload 
for such a study would most probably have gone beyond the scope of a master’s thesis. It could 
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however lie benefits in sharing knowledge between countries in order to promote real estate 
market transparency internationally. 
 

2.4. Disposition 
This thesis is divided into chapters. These chapters and their contents are described below: 
 
Chapter 1 - Introduction 
The reader is presented to the research topic from a broader perspective that is narrowed down 
to the main contributions. 
 
Chapter 2 - Background 
Presents the background for the research project, explaining the research aim, question as well 
as delimitations and disposition. 
 
Chapter 3 - Literature Review 
The literature review provides the reader with an extensive base of knowledge, including 
previous research on areas such as transparency, information asymmetries and adverse 
selection as well as overall impacts from transparency on real estate markets, further justifying 
the chosen research topic. The literature review also gives a thorough explanation of the JLL 
GRETI and its index constituents, focusing on Sweden. An overview of methods for deriving 
general indices and rankings, transparency indices and rankings as well as real estate 
transparency indices and rankings is provided.  The section for real estate transparency indices 
and rankings focuses on JLL GRETI and gives an in-depth walk-through on aspects related to 
the sub-index variable performance measurement, representing the largest weight amongst 
the sub-index variables. 
 
Chapter 4 - Methodology 
The chosen research method is presented, including descriptions of the approach, process, 
interviewee selection framework and descriptions of select interviewees. The section 
concludes with potential critique towards the method of choice.  
 
Chapter 5 - Empirical Findings 
Research findings are presented on an interview-interview basis, following the interview 
selection framework of transparency experts, suppliers and demanders. 
 
Chapter 6 - Analysis 
The analysis section takes the results and divide the findings into sections covering general 
views on real estate transparency, suggestions for improving real estate market transparency 
and potential challenges in implementation of such suggestions. 
 
Chapter 7 - Conclusion 
The conclusion provides the main conclusions from the analysis and also presents suggestions 
for further research. 
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3. Literature Review 
The literature review provides the reader with an extensive base of knowledge, including 
previous research on areas such as transparency, information asymmetries and adverse 
selection as well as overall impacts from transparency on real estate markets. 
 

3.1. Transparency 
As a starting point, a necessary step is to emphasize exactly what ‘transparency’ is defined as. 
The task may look simple at first, however when considering its wide use across groups, people 
and situations, one quickly understands the depth of the word. According to the Oxford 
dictionary (2019), the general definition of an object that is transparent is an object “allowing 
light to pass through so that objects behind can be distinctly seen”. Florini (1999) suggested 
a definition such that transparency is the “release of information by institutions that is relevant 
to evaluating those institutions”. The definition provides a good starting-point since it’s 
applicable for both private and public institutions and areas spanning from corporate 
governance and government budgeting to international initiatives and private interests. 
Vishwanath and Kaufmann (1999) provided a slightly narrower definition of transparency, 
being the “increased flow of timely and reliable economic, social and political information 
which is accessible to all relevant stakeholders”, as recognized by for example Bushman et al. 
(2004), Bushman and Smith (2003) and Hollyer et al. (2011). OECD (2019) gives a relatively 
more exhaustive definition, referring to transparency as an environment where the objectives 
of policy, its legal, institutional, and economic framework, policy decisions and their rationale, 
data and information related to monetary and financial policies, and the terms of agencies’ 
accountability are provided to the public in a comprehensible, accessible and timely manner. 
Hence emphasizing the counteracting of information asymmetries, following Stiglitz (2000) 
initiative of transparency being synonymous to information. 
 

3.1.1. Information Asymmetry and Adverse Selection 
The Oxford Dictionary (2019) refers to asymmetry as a “[...] lack of equality or equivalence 
between parts or aspects of something.” Asymmetric information can therefore be referred to 
as a situation where two or more participants do not hold equivalent portions of information 
on the same area of interest. The phenomenon was first described by Ackerlof (1978), applying 
its implications on the automobile market where the seller and buyer holding asymmetric 
portions of information on the same object, i.e. the automobile, in his famous paper The 
Market for Lemons: Quality Uncertainty and the Market Mechanism. In a real estate context, 
Mooradian and Yang (2002) looked into information asymmetries between the lessor and the 
lessee with regards to gross versus net leases and argued that unless the lessor can provide 
operating services at a lower cost than the lessee, a lemons problem exists. 
 
Applying the idea of information asymmetries on the insurance market, Pauly (1978) 
explained how the absence of perfect information in insurance markets resulted in competitive 
outcomes being nonoptimal. The insurance purchaser has control over actions in the present 
that will have an effect on the future state of nature, however these actions are non-observable 
for the insurer. The optimum of such a moral hazard situation is one where the insured stands 
to take some of the losses. Hence, a policy achieving the optimal trade-off between the 
conflicting goals of furthering risk spreading and providing appropriate incentives. 
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3.1.2. The Impact of Transparency on Real Estate Markets 
Within real estate, transparency is referring to external stakeholders’ accessibility for different 
metrics that increase their market knowledge (Geltner et al, 2008). Evidence covering a broad 
spectrum of aspects relating to transparency in the global real estate markets has been put 
forth throughout the years. Eichholtz et al. (2011) illustrated how international property 
companies underperform local property companies, due to the political environment, level of 
economic integration and the transparency of the target real estate markets. Further, 
Gholipour Fereidouni & Ariffin Masron (2013) controlled for market size, infrastructure and 
political stability and derived results for all countries indicating that lower financing costs and 
higher levels of transparency in real estate markets attract greater amounts of foreign real 
estate investment. Garmaise & Moskowitz (2003) provided evidence that information 
considerations are significant in the U.S. commercial real estate market. This study showed 
that market participants resolve information asymmetries by purchasing nearby properties, 
trading properties with long income histories and avoiding transactions with informed 
brokers. 
 
Newell (2008) assessed the linkages between economic competitiveness and property market 
transparency and observed key linkages with global competitiveness, financial markets 
sophistication and higher education and training. Adair (2006) identified issues of data and 
transparency in Central and Eastern European property markets, emphasizing the need for 
property markets to be more accurately measured and tracked. However, Newell (2016) later 
on concluded that several European real estate markets are the major improvers in 
transparency from a global perspective. Although strong evidence has been found that 
transparency matters. Farzanegan & Fereidouni (2014) argued that real estate market 
transparency is not a major determinant of foreign real estate investment. 
 
Wong et al (2012) applied the findings of Akerlof (1978), modelling information asymmetry 
with regards to the real estate market. A decomposition of real estate was made into two 
components, being the land and building structures. They argued that sellers know more about 
the structural component, whilst the information on land such as its locational attributes, is 
more transparent. Findings concluded that: 1) the liquidity of real estate increases with the 
share of its land value; 2) there is a positive relationship between real estate prices and 
turnover rates when land supply is more inelastic than the supply of structures; 3) this positive 
relationship strengthens when the land value component decreases; and 4) while the 
availability of primary-market real estate, i.e. new structures, might absorb demand from 
secondary-market real estate, i.e. current structures, this substitution effect decreases as the 
land value component increases. 
 
Furthermore, Wiley (2017) presented evidence on the buyer composition in the real estate 
transactions market as a proxy for informational content, as trading patterns for highly active 
investors are consistent with those from investors possessing informational advantages. 
Additionally, Downs and Güner (2011) presented a model illustrating potential trade-offs 
between appraisal- and transactions-based information production, where the number of 
commercial appraisers and the number of commercial property transactions where used as 
proxies for information production. More transparent markets supported a more pronounced 
trade-off between appraisal- and transactions-based information production. Also, appraisal-
based information as a factor of information production is most critical in markets where the 
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information environment is incomplete, i.e. a lack of transactions or the information on 
transactions are not public. 
 
Applying the concept of transparency on the European Union’s residential housing market, 
Lindqvist (2012) identified five dimensions of transparency; 1) transaction procedure, 2) legal 
information, 3) financing, 4) taxation and 5) transactions costs, and emphasized that an 
increase in cross-border transactions increase the demand for access on information held in 
other countries. 
 
Real estate market transparency has been shown to be positively correlated with the size of the 
institutionally invested real estate market in a country (JLL, 2019a). It also seems to be 
positively correlated with real estate investments, the establishments of global corporate 
headquarters and GDP, with the highly transparent real estate markets attracting almost 75 % 
of global real estate investments and almost 50 % of global headquarter establishments (JLL, 
2019). 
 

3.1.3. Previous Research 
Market actors in Sweden mainly value the accessibility of information on sales prices, rents 
and a clear legal system as factors best mirroring a country’s real estate market transparency 
(Lindfors & Åldstedt, 2013). Real estate market transparency as a whole was also found to be 
highly important for real estate market actors, as it was perceived to benefit the pricing of real 
estate assets and facilitate the workload of involved actors. However, over half of respondents 
thought that Sweden’s ranking as the 9th, which was the ranking at the time in 2012, most 
transparent real estate market would remain unchanged in the few upcoming years. The 
person’s network and different research reports were of primary importance regarding the 
respondents’ access to information on the real estate market, where chargeable databases and 
sources held a supportive function to a larger extent. 
 
Actors mainly contribute to increasing transparency through press releases upon new deals, 
participating in interviews, discussions and market analyses. Payable databases and research 
reports were perceived as the most important functions needed to maintain a high level of real 
estate market transparency. Around 40 % of survey respondents contributed to MSCI 
reporting and productions of open research reports. Real estate performance indices were 
among the options also the least used information source prior to a real estate transaction, 
with public information, due diligence information and transaction data being the most 
common. A bit over 7 % provide rent information (Lindfors & Åldstedt, 2013). Transaction 
data, yields and rent information were perceived as the types of information that were the most 
difficult to access. Moreover, 88 % of respondents stated information asymmetries were either 
a little or a big problem prior to a real estate acquisition. 
 
There are several previous efforts that have contributed to a changing level of real estate 
market transparency in Sweden. Swedish financial institutions tightened their regulations 
regarding routines and controlling of mortgages as a consequence of the financial crisis in 
Sweden during the 1990’s. This could have contributed to an increased transparency on the 
Swedish real estate market (Lindfors & Åldstedt, 2013). The availability of public documents 
and a clear framework regarding undertaken legal and fiscal measures in Sweden are some of 
the main contributors to why Sweden has managed to be in the forefront of real estate market 
transparency since the JLL GRETI’s inception in 1999 (Lindfors & Åldstedt, 2013). 



 

 14 

Lantmäteriet has also managed to accurately display registered owners through deed letters 
and mortgage holders in the registry encumbrances section. Sweden’s tradition with thorough 
administrative work done by Lantmäteriet have highly contributed to its position as a highly 
transparent real estate market and the ability to attract foreign capital to the Swedish real 
estate market. The tax reform in 2003 enabled sales and acquisitions of properties packaged 
in companies and thus made the ownership structure opaquer as no changes in the property 
deed letter were necessary in connection to a real estate transaction. It also enabled the buyer 
and seller in the transaction to tweak the numbers presented externally to give a more 
favourable depiction about the transaction. However, responses from market actors indicate 
that the accessibility of information to assist during the Due Diligence process prior to a 
potential acquisition either was unchanged or increased slightly as a result of this (Lindfors & 
Åldstedt, 2013). 
 

3.2. The JLL Global Real Estate Transparency Index 
The purpose of the GRETI reports are to provide guidance globally for real estate occupiers, 
developers and investors. Furthermore, the rankings and scorings of countries enable intern-
ational benchmarking that could be used by governments, investors and other industry bodies 
(JLL, 2019). 
 

3.2.1. Index Composition 
JLL started measuring real estate transparency in 1998 (JLL, 2019). As of 2018, the JLL 
GRETI consist of six sub-indices with different weightings: Performance measurement 
(28,5 %), Market Fundamentals (16,5 %), Governance of Listed Vehicles (10 %), Regulatory 
and Legal (25 %), Transaction Process (15 %) and Sustainability (5 %) (JLL, 2019). In total, 
these sub-indices consist of 14 topic areas: direct property indices, private real estate fund 
indices, valuations, market fundamentals data, financial disclosure, corporate governance, 
regulation, land and property registration, eminent domain/compulsory purchase, real estate 
debt information, sales transactions, occupier services and sustainability. These topic areas 
are in turn based on 186 variables, consisting of both qualitative and quantitative factors (JLL, 
2019).1 
 
The quantitative factors constitute 31 % of the overall composite score weighting and 
qualitative factors the remaining 69 %. The leaning towards qualitative factors, as expressed 
by a higher weighting, is to measure how transparency tools and features are perceived, trusted 
and used by affected parties (JLL, 2019). For each variable, composite scores are created from 
a 1-5 scale, where a score of 1 suggest complete transparency and 5 means complete 
opaqueness. This is aggregated together according to the above-mentioned weighting to create 
an overall composite score, which is then used to rank the countries within the index in terms 
of the degree of real estate market transparency. Throughout the years, the index methodology 
has been refined in order to reflect the changing demands of cross-border investors and 
corporate occupiers. Where available, factors added over time have been included historically 
(JLL, 2019). 
 
  

                                                 
1 For the list of factors and index construction, see Appendix 1. 
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In the Figure 1 below, a map is presented to illustrate the different levels of real estate market 
transparency on the European market: 
 

 
Figure 1: Map of Overall composite scores in the JLL GRETI 2018 for European countries 

excl. Russia. Source: JLL, 2019. Own Illustration 
 

The overall Global top 3 countries are: 
1. United Kingdom (1,24) 
2. Australia (1,32) 
3. United States (1,37) 

 
With Sweden’s position: 
     10.  Sweden (1,90) 
 
Some of the commonalities of these and other highly transparent real estate markets are strong 
and stable demand from investors, numerous open data and PropTech initiatives as well as 
increasing investor appetite in the alternatives sectors, such as student accommodation or self-
storage, that increased demand for and further pushes real estate market transparency 
forward (JLL 2019; Pitman, 2018). 
 
Sub-Index Explanations 
In this section, the six sub-indices will be summarized with regards to the key list of variables 
the respective sub-index is set to measure. For a full list of variables going into each sub-index, 
see Appendix 1. Moreover, composite scores will be presented for countries in the European 
market per sub-index to essentially get a general view on where Sweden is over- and 
underperforming in terms of different branches of real estate market transparency relative to 
both its European neighbours and among the highly-transparent real estate markets globally. 
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Performance Measurement 
The essence of the sub-index Performance Measurement is to measure the breadth and 
quality of how different real estate vehicles are tracked in the market in terms of different 
return metrics and values. The sub-index encompasses four topics: Direct Property Indices, 
Listed Real Estate Securities Indices, Private Real Estate Fund Indices and Valuations. High 
scores in this sub-index are generally characterized by the existence, qualities and lengths of 
different types of real estate return indices in the respective market. Moreover, the quality and 
competitiveness of real estate appraisers are also measured (JLL, 2019). 
 
The global top 3 in this sub-index are: 

1. United Kingdom (1,01) 
2. United States (1,14) 
3. Australia (1,23) 

 
With Sweden’s position: 
     10. Sweden (2,0) 
 
Sub-index weight: 28,5 % 

 
Figure 2: Map of Performance Measurement sub-index composite scores in the JLL GRETI 

2018 for European countries excl. Russia. Source: JLL, 2019. Own Illustration 
 
Current total return index time-series for Swedish listed property companies aren’t available 
to the same extent as for other countries. Instead, a total return index for the listed Swedish 
real estate companies between 1985-2018 would require merging a series of indices for 
different time intervals, including OMX Real Estate Gross Index, SIX Real Estate Index and 
AFV Bygg och Fastighet. 
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Market Fundamentals 
The essence of the Market Fundamentals sub-index is to measure the availability of data 
within the office, retail, industrial, hotels, residential and alternatives property sectors. 
Databases containing both proportionally and geographically large information about e.g. 
lease, building and transaction information are measure points valued in this sub-index. The 
existence and length of time-series on different real estate KPIs such as rents, take-
up/absorption, vacancies, yields, investment volumes and hotel RevPar are factors taken into 
account in this sub-index (JLL, 2019). 
 
The global top 3 in this sub-index are: 

1. Netherlands (1,42) 
2. Australia (1,55) 
3. New Zealand (1,59) 

 
With Sweden’s position: 
     32. Sweden (2,8) 
 
Sub-index weight: 16,5 % 
 

 
Figure 3: Map of Market Fundamentals sub-index composite scores in the JLL GRETI 2018 

for European countries excl. Russia. Source: JLL, 2019. Own Illustration 
 

A recent insight report published by RICS (2019) touches on topics measured in this sub-
index. They presented a categorization of data of real estate market-related information in four 
different levels ranging from micro to macro: Asset, Portfolio, Market and Economy.  The 
source of data can be internal or external, property or non-property related. Globally, market 
and asset data are the categories industry actors perceive the largest gaps (RICS, 2019). 
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Sharing access to data, lack of consistency in data and a lack of global data standards are 
currently perceived and the largest barriers to opening up data and making it more available. 
 
RICS (2019) suggest businesses to review and align their strategies and organizational 
capabilities to attain fully benefit from the increasing amount of data. Additionally, accurate 
data is the most important determinant for benefit from data. Better data would, according to 
a survey sent out by RICS (2019), add the most benefits within the valuation, planning, rating 
and asset management industry areas. Standardised building data being instantly available 
would vastly speed up the transaction process as the time gathering raw information during 
each transaction becomes significantly reduced. The British Property Federation & Future 
Cities Catapult (n.d.) suggested the property industry and government to co-develop a 
‘property passport’ which different stakeholders could generate and maintain information 
upon throughout the property lifecycle. 
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Governance of Listed Vehicles 
The essence of the Governance of Listed Vehicles sub-index is to measure the degree of 
financial disclosure and corporate governance in listed vehicles. The level of detail, the 
stringency of accounting standards and the frequency in the listed vehicles’ financial reporting 
are coupled together with principal-agent related issues such as manager compensation and 
incentives, alignment of interests, and the share of free floating shares in the public real estate 
market are factors taken into account in this sub-index. 
 
The global top 3 in this sub-index are: 

1. New Zealand & United States (1,00) 
      3.   United Kingdom (1,01) 
 
With Sweden’s position: 
      9. Sweden (1,3) 
 
Sub-index weight: 10 % 

 
Figure 4: Map of Governance of Listed Vehicles sub-index composite scores in the JLL 
GRETI 2018 for European countries excl. Russia. Source: JLL, 2019. Own Illustration 
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Regulatory and Legal 
The Regulatory and Legal sub-index contains the largest number of variables among the six 
sub-indices. It encompasses the four topics Regulation, Land and Property Registration, 
Eminent Domain/Compulsory Purchase and Real Estate Debt Information. The predicta-
bility of tax rates for domestic and foreign investors; the existence, clarity, efficiency and 
enforceability of the land and property legal systems are also measured. Information regarding 
beneficial ownership, transaction prices and different debt-related time-series are also taken 
into account in this sub-index. 
 
The global top 3 in this sub-index are: 

1. Canada (1,19) 
2. United Kingdom (1,20) 
3. Poland (1,24) 

 
With Sweden’s position: 
     12. Sweden (1,6) 
 
Sub-index weight: 25 % 
 

 
Figure 5: Map of Regulatory and Legal sub-index composite scores in the JLL GRETI 2018 

for European countries excl. Russia. Source: JLL, 2019. Own Illustration 
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Transaction Process 
The sub-index Transaction Process consists of two topics: Sales Transactions and Occupier 
Services. Based on what is stated in the variable list in the JLL GRETI 2018, it does not seem 
that the sub-index directly measures the quickness of the transaction process (JLL, 2019). 
However, this sub-index measures like the fairness and confidentiality of the bidding process, 
compliance with ethical standards as well as the existence and enforceability of anti-money-
laundering regulations. On the occupier services side, variables that balance the interests of 
the occupier and property managers are measured, such as the consistency of property 
measurement standards, availability of professional third-party facilities and project 
management companies, the accuracy and level of detail in service charges etcetera. 
 
The global top 3 in this sub-index are: 

1. New Zealand & Ireland (1,00) 
      3.   France & Finland (1,04) 
 
With Sweden’s position: 
     23. Sweden (1,5) 
 
Sub-index weight: 15 % 
 

 

 
Figure 6: Map of Transaction Process sub-index composite scores in the JLL GRETI 2018 

for European countries excl. Russia. Source: JLL, 2019. Own Illustration 
 
A potential issue for Sweden might be that real estate transaction advisory in Sweden doesn’t 
require any registration and hence doesn’t come with any obligations to follow ethical 
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standards. Work focusing on such has been carried out by RICS, whose members are obligated 
to follow RICS rules. 

Sustainability 
The Sustainability sub-index does not measure how sustainable or energy-efficient a country’s 
building stock is per se. Instead, the sub-index takes the existence of different types of 
measurement that could facilitate in monitoring the degree of sustainability in the building 
stock. Variables include the existence of green building financial performance index, different 
green building certification systems like BREEAM and LEED, energy benchmarking systems, 
minimum energy efficiency standards, green lease frameworks etcetera. 
 
The global top 3 in this sub-index are: 

1. France (1,00) 
2. Australia (1,57) 
3. United Kingdom and Japan (1,86) 

 
With Sweden’s position: 
      8. Sweden (2,7) 
 
Sub-index weight: 5 % 
 

 
Figure 7: Map of Sustainability composite scores in the JLL GRETI 2018 for European 

countries excl. Russia. Source: JLL, 2019. Own Illustration 
 
The ESG performance of real assets are assessed and benchmarked on a global basis by GRESB 
(2019) with a coverage of over 60 % of major developed listed real estate indices, providing 
standardized and validated data. There are a few Swedish institutional investors, real estate 
funds and companies being investor members in GRESB. In a study by Fuerst et al (2011) on 
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the UK commercial property market, they found that a main barrier in measuring financial 
performance in green buildings can be found in the fact that the key data elements (prices, 
attributes and environmental performance) needed in constructing such indices tend to be 
split between government agencies, providing difficulties in linking this data into one 
database. Another barrier lies between the conflict of government agencies’ public good 
objectives and private sector actors’ profit-maximization objectives. (Fuerst et al, 2011). 
 
Sub-Index Analysis 
The composite score distribution varies remarkably across the six sub-index categories for the 
eleven markets categorized as highly transparent by, see the box plot in Figure 8 (JLL, 2019). 
The eleven highly transparent markets have relatively similar composite scores in the 
categories Listed Vehicles, Regulatory and Legal and Transaction Process. However, the 
composite scores in the Sustainability have a relatively high spread compared to the other 
sub-indices. Placed in the group of highly transparent markets, Sweden performs slightly 
below the transparency average in that sub-index category. Compared to the eleven markets 
categorized as ‘Highly Transparent’, Sweden is an outlier in the sub-index Market 
Fundamentals. 
 

 
Figure 8: Box plots of composite scores per sub-index for the 112 markets categorized as 

highly transparent along with sub-index weights. Source: JLL, 2019. Own illustration and 
calculation 

  

                                                 
2 United Kingdom, Australia, United States, France, Canada, Netherlands, New Zealand, 
Germany, Ireland, Sweden, Finland 

28,5% 16,5% 10% 25% 15% 5% 100% 
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The box plot in Figure 9 however suggest that a much better composite score in that sub-index 
category is attainable. France is the only country reaching a perfect composite score of 1,0 in 
the sub-index category, followed by Australia with a composite score of 1,6. The reasons 
behind France’s perfect composite score is will not be investigated in this paper as the scores 
among the variables underlying the Sustainability sub-index have to be viewed. It is however 
evident that both the 11 highly transparent markets and all 100 countries is relatively 
underperforming in the Sustainability sub-index category. France shows that a perfect score 
is attainable, so increasing transparency by following the variables listed under the 
Sustainability sub-index in Appendix 1 should generally be the ‘lowest-hanging fruit’ in how 
to increase a real estate market’s transparency. 

 
Figure 9: Box plots of composite scores per sub-index for all 100 markets in the JLL GRETI 

2018 along with sub-index weights. Source: JLL, 2019. Own illustration and calculation 
 
When analysing the composite score distribution by sub-index across all 100 countries in the 
JLL (2019) GRETI 2018, we see that three sub-index composite score distributions are fairly 
normally distributed: Regulatory and Legal, Transaction Process and Listed vehicles. The 
other three sub-index composite score distributions: Sustainability, Market fundamentals 
and Performance Measurement are fairly negatively skewed. What this implies is that 
countries generally have reached different levels of transparency across the sub-indices, with 
Sustainability being the most lagging sub-index and Performance Measurement along with 
Governance of Listed Vehicles having the largest spread across the 100 countries assessed. 
 

3.2.2. Real Estate Market Transparency in Sweden 
When the assessment is based on rankings, Sweden performs worst in the categories Market 
Fundamentals (32) and Transaction Process (23). Sweden’s ranks in these sub-indices also 
stand out when ranking Sweden against only European countries. If assessed against JLL 
GRETI’s composite scores, Sweden performs worst on Market Fundamentals (2,8) and 

28,5% 16,5% 10% 25% 15% 100% 5% 
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Sustainability (2,7). It should however be remarked that based on the average score per sub-
index category, the 100 countries assessed in the JLL GRETI 2018 generally perform worst on 
Sustainability (4,0), Investment Performance (3,6) and Market Fundamentals (3,4). A 
similar pattern can be recognized for the 11 countries classified as ‘Highly Transparent’, see 
Figure 8. 
 
Table 1: Sweden’s rank across sub-indices in the JLL GRETI 2018 

Category Sweden’s rank worldwide Sweden’s rank in Europe 

Performance Measurement 10 5 

Market Fundamentals 32 17 

Governance of Listed 
Vehicles 9 5 

Regulatory and Legal 12 9 

Transaction Process 23 18 

Sustainability 8 4 

Overall GRETI 2018 10 6 
Source: JLL, 2019 
 
As can also be seen in Figure 10 below, Sweden has quite good composite scores in the 
Transaction Process, Regulatory and Legal and Governance of Listed Vehicles sub-indices. 
However, the highest areas of improvement seem to lie within the Sustainability, 
Performance Measurement and Market Fundamentals sub-indices. 

 
Figure 10: Sweden’s transparency levels across the GRETI’s sub-indices. Source and 

illustration: JLL, 2019a. Note: the y-axes measure composite scores, with a higher y-value 
meaning lower composite score, i.e. more transparent 
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On average, Sweden underperforms across all six sub-indices when compared to the eleven 
markets categorized as highly transparent (JLL, 2019), see Figure 11. Sweden performs worst, 
both absolutely and relatively, in the sub-index Market Fundamentals when compared to the 
averages of the eleven highly transparent real estate markets. Sweden is also relatively opaque 
in the sub-index category Sustainability. 
 

 
Figure 11: Comparison of Sweden’s composite score per sub-index with the average 

composite score per sub-index for the 113 markets categorized as highly transparent. Source: 
JLL, 2019. Own calculation and illustration 

 
Sweden has historically been ranked around 10th place in the JLL GRETI (JLL, 2005-2019). 
Except from 2010, when Sweden reached both its all-time best ranking of 4 and composite 
score, see Figure 12. A majority of real estate market actors in Sweden have also perceived that 
the degree of real estate market transparency increased between 1998-2013, according to a 
survey by Lindfors & Åldstedt (2013). 

 

                                                 
3 United Kingdom, Australia, United States, France, Canada, Netherlands, New Zealand, 
Germany, Ireland, Sweden, Finland 
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Figure 12: Time-series of nominal JLL GRETI composite scores and rankings for Sweden 

2004 - 2018. Source: JLL, 2005-2019 
 

3.2.3. Methods for Deriving General Indices and Rankings 
Defining an Index 
The Oxford Dictionary (2019) defines an index as “a figure in a system or scale representing 
the average value of specified prices, shares, or other items as compared with some reference 
figure.” The Cambridge Dictionary (2019) provides a somewhat more distinct definition as “a 
system of numbers used for comparing values of things that change according to each other 
or a fixed standard.” Hence, indexing provides a way of comparing associated values or other 
objects to a set standard, allowing for direct measurement between relative differences to the 
set standard. 
 
Index Construction 
Following the Organization for Economic Cooperation and Developments (2008) Handbook 
on Constructing Composite Indicators, a 10-step process is suggested for the construction of 
composite indicators. These ten steps start by setting a theoretical framework, including a 
clear understanding of the phenomenon that is to be measured. Step two include the selection 
of variables. By the third step, the index constructor should have obtained a complete dataset 
without any missing values in order to continue to the multivariate analysis in step four. Step 
five includes a data-normalization procedure. At step six, the weights for the different 
variables can be set while step seven deals with the issue of uncertainty and sensitivity analysis. 
Step eight includes dividing the indicator to a number of sub-indicators while checking for 
correlation and causality and understand what sub-indicators might have the largest impact 
on the overall composite indicator. By the last step, the index constructor should have 
identified a coherent set of presentational tools for the intended audience, the visualization 
technique and visualized the results of the composite indicator in as clear a context as possible. 

https://dictionary.cambridge.org/dictionary/english/system
https://dictionary.cambridge.org/dictionary/english/number
https://dictionary.cambridge.org/dictionary/english/compare
https://dictionary.cambridge.org/dictionary/english/values
https://dictionary.cambridge.org/dictionary/english/change
https://dictionary.cambridge.org/dictionary/english/accord
https://dictionary.cambridge.org/dictionary/english/fixed
https://dictionary.cambridge.org/dictionary/english/standard
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3.2.4. Methods for Deriving General Transparency Indices and Rankings 
Indices and rankings can be used to illustrate and understand the characteristics of certain 
composites of information and its relative position compared to other composites. One such 
composite is the Corruption Perceptions Index, providing an annual score on the perception 
of public sector corruption (Transparency International, 2019). Survey data on corruption are 
widely used to construct corruption indices (Friesenbichler & Selenko, 2018). Transparency 
International’s corruption Perceptions index have been argued as the common indicator of 
corruption (Donchev & Ujhelyi, 2014; Alqudah, Zouaoui & Arab, 2017; Rohwer, 2009). 
 
A further analysis of the Corruption Perceptions Index methodology presents a four-step 
process including the selection of data sources, standardizing the data sources, aggregating 
rescaled data and reporting a measure of uncertainty: 
 

1. Selection of Data Sources 
A number of corrupt behaviors in the public sector is assessed by experts and business 
executives in fields such as bribery, diversion of public funds and the use of public office for 
private gain. In all, 13 sources are utilized that also capture current mechanisms in place to 
prevent corruption in a country, such as governments’ abilities to enforce integrity mech-
anisms, prosecution of corrupt officials and the legal protection for whistleblowers, journalists 
and investigators. 
 

2. Data Source Standardisation 
Standardizing the data is done by conversion into a scale between 0-100, where 0 represents 
the highest level of perceived corruption and 100 the lowest. Imputation is conducted for 
missing values, after which the mean and standard deviation for the data sources are 
calculated. These are then used as parameters to standardize the original data into Z-scores. 
The Z-scores are calculated by subtracting the mean of each source from each country score 
and then dividing by the standard deviation of the respective source.  This yields a dataset 
centered around 0 with a standard deviation of 1. In essence, the process ensures that the 
obtained Corruption Perceptions Index score are comparable year-on-year since the baseline 
year. However, the dataset with imputed values is used only to generate the baseline global 
parameters, hence the imputed values are not used in the final aggregation that produces the 
CPI scores. Aggregating the rescaled data is done by calculating simple averages of the rescaled 
scores for the country. 
 

3. Aggregating Rescaled Data 
The country CPI is calculated as the average of all standardized scores that are available for 
the specific country. For inclusion in CPI, a country must have at least three sources must 
assess that country. 
 
4. Reporting a Measure of Uncertainty 
The arrived at CPI score is reported alongside a standard error and 90 percent confidence 
interval, reflecting the variance in the value of the source data comprising the CPI score. The 
standard error term is the standard deviation of the rescaled source data, divided by the square 
root of the number of sources. Assuming a normal distribution, a confidence interval can be 
estimated assuming a normal distribution (Transparency International, 2019). 



 

 29 

3.2.5. Methods for Deriving General Real Estate Transparency Indices 
and Rankings 
 
Overview 
The JLL Global Transparency Index is made up of some 186 factors, taking in both quantitative 
as well as qualitative aspects. Both are used in order to arrive at the composite score. The index 
combines qualitative and quantitative aspects purposed to complement each other. For 
example, data on actual market coverage and length is complemented by data on whether 
investors actually trust and use the index. 
 
Quantitative Factors 
As of 2018, the JLL GRETI factors in 31% quantitative factors, corresponding to 61 out of 186 
factors in total. The factors cover the number of years that fundamentals´ data, such as 
vacancy, market coverage of property return indices and the free-float of listed real estate 
securities markets. 
 
Scoring the quantitative factors is done on a continuous scale with scores ranging between 1-
5, where a score of 1,00 indicates a very high level of transparency for the respective factor. 
 
The sub-index for performance measurement has a slight difference. The underlying 
indicators, such as the market coverage of property return indices, are scored against the 90th 
percentile observation from 2012. Hence, having the cut-off threshold fixed at the 2012 level 
allows for an over-time improvement. 
 
The market fundamentals factor also incorporates a set threshold, such as for the length of a 
market’s office vacancy series, where the top score of 1,00 is obtained if timeseries cover 30 
years or more, being viewed as the “gold standard”.  
 
Return-indices time-series originate from MSCI, NCREIF and other industry bodies. The 
European Public Real Estate Association (EPRA), Bloomberg, NAREIT and the LaSalle 
Investment Management Securities Group cover the data for publicly-listed real estate. For 
fund-level indices data, sources include INREV, NCREIF, MSCI and ANREV. 
 
Qualitative Survey Factors 
The majority of the index factors are qualitative (69%). Each question provides a menu of 5 
alternatives, with the level of transparency for each alternative corresponds to a scoring range 
between 1-5, where 1,00 represents the highest level of transparency obtainable and a score of 
5,00 represents opaqueness in a real estate market. 
 
Quality of assigned scores are ensured, having a setup where regional and global coordinators 
conducting reviews, allowing for objectivity and rigourness. Responses that differ from 
previous years must be explained and justified. 
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Jenks´ Natural Breaks Classification 
The JLL GRETI divides the scoring range between 1.00-5.00 into five different transparency 
tiers, where the thresholds are based on Jenks’ natural breaks classification. The optimization 
method solves the problem of splitting a range of numbers into contiguous classes so as to 
minimize the squared deviation within each class (Zaiontz, 2019). 
 
Jiang (2013) illustrates Jenks´ (1963) method of natural breaks classification using the 
original data set on rural population densities utilized by Jenks (1967). The gaps between 
outliers set the foundation for deriving the intervals of the natural breaks. Based on these 
natural breaks, Jenks (1967) developed an optimization method that minimizes within-class 
variance while maximizing between-class variance. The optimization method is also referred 
to as the goodness-of-variance-fit (GVF) method. 
 
The JLL GRETI applies a threshold, freezing the 2012 composites scores, allowing for markets 
to move between tiers as transparency scores change over time. Using the GVF method, 10 
groups are identified that are aggregated into 5 tiers with the below thresholds: 
 
Table 2: Stratification of transparency tiers in the JLL GRETI 

Tier Total Composite Score Range 

1: Highly Transparent 1.00-1.96 

2: Transparent 1.97-2.65 

3: Semi-Transparent 2.66-3.50 

4: Low Transparency 3.51-4.16 

5: Opaque 4.17-5.00 

Source: JLL, 2019 

Variable Decomposition: Performance Measurement 
The section provides a deeper insight into the sub-index variable of performance 
measurement, representing the largest individual weight of the overall GRETI composite 
score. 
 
Real estates’ illiquidity (Herm, 2019) sets itself apart from other actively traded investment 
vehicles, such as bonds or stocks, where value changes of a certain investment vehicle due to 
for example a change in interest rate is almost immediately seen in the market due to the Law 
of one price (Berk & DeMarzo, 2016). The capital growth component is usually measured by 
regular appraisals or by the price differential between transactions. To make the appraisal 
process uniform, there are several valuation standards set by e.g. RICS, IVS (Lekander & 
Gustafsson, 2018). Despite these standards, performance measurement can differ across 
indices. How property values are interpolated in between appraisals, how currency effects are 
taken into account for indices, the weighting of cash flows across time etc. are all factors that 
could both affect the accuracy and the uniformity of indices following these standards. 
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The market coverage of direct property indices has the current gold standard attributable to 
the UK, with coverage of nearly 60% of the market, representing nearly 11 000 properties in 
and index that started in 1981 (JLL, 2019). The use of such direct property indices as 
benchmarks plays an integral part since benchmarking provides the basis on which 
performance is monitored and judged. As such, a benchmark may be defined as a reference 
point used for comparison of investment performance, forming an objective test of the 
effectiveness of an implemented investment strategy throughout the universe of asset classes. 
Investment returns as well as variations in those returns are measured and attributed, 
allowing for determining the effectiveness of investment management. Benchmarks also allow 
for comparisons of structure and weighting of property portfolios against particular indices. 
Hence, benchmarks are not only just about measuring returns, but also cope in the perceived 
risk relative to the industry norm. In this context, risk can be seen as either the beta with the 
benchmark or the alpha from the benchmark (IPF, 2018). 
 
Indices and Benchmarks 
One mustn’t confuse the two terms index and benchmark, although they are related (IPF, 
2018). Conceptually, an index is a historical record of the performance of a single national 
market, an international composite of those markets, or a defined market segment. A 
benchmark, however, is a yardstick defined for the purpose of assessing the performance of 
institutional investors or managers participating in those markets. Putting this into context, 
MSCI property market indices are based exclusively on retained standing investments in 
completed properties, while MSCI benchmarks cover all property assets. These market indices 
should provide consistent, comprehensive and authoritative statements of investment market 
levels and trends. Indices should support investment market research through the provision 
of well-documented and detailed historical series. The objective of a performance benchmark 
is different. Its primary goal is to act as a fair and transparent yardstick for portfolio or fund 
manager performance assessment. It should support strategic and tactical planning with 
detailed comparative diagnostic information and insightful analytics. Benchmarks may be 
used as an input for the remuneration arrangement between asset owners and managers or 
internally within managing organisations (MSCI, 2014). 
 
Standing investment measures are intended to reflect the underlying market trends over the 
period that is being analyzed. Returns on standing investments in MSCI indices are solely 
based on directly owned standing investments in completed and lettable properties. Hence, 
excluding any, or part of, transaction activity. Also, standing investment returns exclude any 
assets held indirectly through investment funds as well as impact from debt, fund 
management fees, taxation and cash along with assets under development. Whether an asset 
is to be included in the standing investment sample within MSCI indices in part depends on 
the valuation frequency of assets and frequency of data submission. An asset is referred to as 
a standing investment if it has no transaction nor development activity between two 
consequent valuations and is not under any development at the time of either valuation. If 
transaction or development activities are recorded during valuation intervals, assets are to be 
excluded from the standing investment sample for the corresponding intervals but included 
in the remaining part of the measurement period (MSCI, 2018). 
 
In essence, an index provides a view over historical performance of a certain market or market 
segment. A benchmark, however, is to be viewed as a yardstick that is defined for the sole 
purpose of judging investment management performance. There are indices promoting 
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themselves as benchmarks when they are to be viewed as indices (IPF, 2018). According to 
Serrano and Hoesli (2009), an index is to be viewed as a benchmark when it is used as a 
reference point to quantify the relative performance of an asset or portfolio of assets. 
 
Unlisted Real Estate Investment Vehicles 
The existence of a domestic fund index will determine whether or not the market for unlisted 
vehicles can be assessed. The same can be said about the existence and use of an international 
fund index for assessing overall market performance. Further, active investment strategies or 
summarizing the performance of specific market segments are examples of usual activities 
involving benchmarking. Market segmentation may refer to geography, sector or segment. 
Investment managers or funds specializing in certain sectors or segments are referred to as 
pursuing a certain investment style (Lee, 1999). The contrasting of performance against an 
agreed benchmark in this way works for most asset classes, but becomes difficult for 
commercial real estate due to several reasons, such as variations in index construction 
methodologies (Partners, 2014), market coverage (Serrano & Hoesli, 2009) and represent-
ativeness (Jones et al, 2017). 
 
Listed Real Estate Investment Vehicles 
The type of listed real estate companies matters, for example with regards to the main type of 
actors, such as longer-term holders versus homebuilders and developers. The number of years 
that has passed since the first commercial real estate company went public as well as the length 
of an available public real estate index is also an important variable. Whether or not a domestic 
listed real estate index exists and the degree to which its used plays a role, as do the usage of 
listed real estate securities data. 
 

3.3. The basis for Market value 
In the International Valuation Standards (IVS) 2017 paragraph 30.1, a 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 (IVSC, 2017).” 
 
IVSC (2017) then further elaborates on each section in the above definition, adding a 
conceptual framework that must be applied in the accordance with the definition of the market 
value. One point that could especially be applied in the context of real estate market 
transparency is in IVS 2017 point 30.2. paragraph (h), elaborating on the snippet “Where the 
parties had each acted knowledgeably, prudently” (IVSC, 2017). The paragraph essentially 
states that both the buyer and the seller need to have reasonable knowledge about the asset 
and the state of the market as of the valuation date and that the actors also will act in 
accordance with the information available at the time. The existence of information regarding 
individual buildings, leases and other real estate market metrics such as rents, yields, 
vacancies, investment volumes and capital growth figures are measured in the JLL GRETI’s 
Performance Measurement and Market Fundamentals sub-indices (JLL, 2019). Thus, 
increasing real estate market transparency by increasing the degree of available market 
information would arguably also increase to probability for real estate transaction prices to on 
the aggregate deviate less from the market value definition set by IVSC (2017) and for 
appraisers to set more accurate valuation estimates (Peto, 1997). 
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4. Methodology 
The chosen research method is presented, including descriptions of the approach, process, 
interviewee selection framework and descriptions of select interviewees. The section 
concludes with potential critique towards the method of choice.  
 

4.1. Research Methodology 
Håkansson (2013) defines the term research methodology as a systematic process of carrying 
out a research project by solving a problem, including the research methods and their logic in 
order to motivate why a certain method is chosen, supporting the evaluation of research 
results. 
 

4.2. Research Approach 
Using an inductive approach is according to Saunders et al (2016) an approach where the 
researcher starts out by collecting the data and where the data analysis could show what 
themes or issues to follow up and concentrate on. The approach is characterized by not 
commencing the study with a clearly defined theoretical framework, instead the researcher 
tries to identify relationships between the data and from this develop the questions, 
hypotheses or research propositions and test these. Hence, the theory itself arises from the 
process of collecting, analyzing and interpreting the data (Bryman & Bell, 2013). Analyzing the 
collected primary data through inter alia broad questions on real estate market transparency 
in semi-structured interviews with interviewees who might not have expert knowledge in the 
JLL GRETI index construction and methodologies itself is therefore possible, as the interview 
results are later theorized and fed back into the model in a feedback loop, see section 4.2.1. 
 

4.2.1. Research Process 
The research conducted in this thesis follows the process as illustrated in Figure 15 below: 

 
Figure 13: Conceptual model of the research process. Own illustration 
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The description for each step is provided below: 
1. Provide an overall description of the GRETI, its components and its methodology. 
2. Identify the areas where Sweden relatively underperforms, according to the GRETI. 
3. Identify activities related to real estate market transparency where Sweden 

underperforms or lags behind. 
4. Identify the mismatch between what different actors are demanding and what different 

actors are supplying in Sweden, generally related to real estate market transparency. 
a. Analyze what variables or sub-indices these identified mismatches will affect if 

solved or improved (feedback loop into the GRETI). 
5. Explore, using appropriate and well-tested theoretical models arising from this 

inductive research approach, on how these mismatches might be solved. 
 

4.3. Interviews 
Since the JLL GRETI consists of a defined set of variables and sub-indices, strictly structuring 
the interview based on these variables might limit what types of information that can be drawn 
from an interview (JLL, 2019). It was assumed that most actors have a generally poor 
knowledge about the index itself. However, it was also assumed that most actors have a view 
on real estate market transparency in Sweden. 
 
Hence, during interviews, real estate market transparency was defined as the following to 
enable the interviewee to speak as broadly as possible about the topic: 
 

The accessibility of information which facilitates decision making for real estate 
investments and real estate financing. 

 
Semi-structured interviews were conducted with different themes and sub-questions, but at 
the same time providing the interviewee with the freedom to shape own responses with no 
requirement to follow the interview guide questions in order. The semi-structured interview 
type allowed steering interview on track with the thesis topic (Bryman & Bell, 2013). 
 
Each interview guide was tailored to each interviewee in an attempt to extract knowledge on 
their individual perspectives of real estate market transparency. It was sent out to the 
respective interviewee a few days before the actual interview took place to provide the 
interviewee with the opportunity to think about interesting topics to discuss during the actual 
interview. 
 
Allowing the interviewee to speak generally about real estate market transparency, from their 
stakeholder group’s point of view, the potential for receiving valuable information that was not 
anticipated prior to the interview was assumed to be higher. These findings are then related to 
the GRETI through a feedback loop, as illustrated in Figure 13 in section 4.2.1. 
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4.3.1. Interviewee Selection Framework 
A taxonomy, drawing inspiration from the PropTech Industry Verticals’ taxonomy by Baum 
(2017, p. 31) was created in conjunction with the interviewee selection to base this study’s 
results on responses representing three different groups related to real estate market 
transparency: Transparency experts, Transparency suppliers and Transparency deman-
ders, see Figure 14 below: 

 
Figure 14: Conceptual model for interviewee selection. Source: Own illustration. 

 
The arrows are intended to illustrate the interactions between the stakeholder groups, where 
Transparency suppliers are supplying different types of real estate market information to the 
Transparency demanders, which in turn use these different services or act within these legal 
frameworks. Transparency experts are in a sense unrelated to the market. Instead, they 
research on and audit its performance from an impartial approach. 
 
The interviewees were snowball-sampled in two ways. The first way was by, at the end of each 
interview, offer the opportunity for the interviewees to suggest someone else to be interviewed 
that could add value to the thesis. These suggestions were sometimes only loosely related to 
the scope of this thesis. Therefore, the range of suggestions were narrowed down to fall within 
the scope of the thesis and furthermore to provide a new perspective from a stakeholder group 
that had not at the time already been interviewed. 
 
The second way of snowball-sampling relevant interviewees was to contact actors that in some 
way was assumed to provide depth to the analysis of the initial empirical findings from 
previous interviews, through either related research or from a company representing an 
interesting role on the real estate market in Sweden. 
 
When a sampling frame is difficult to pre-define, snowball-sampling is an appropriate 
sampling method (Bryman & Bell, 2013). There are a lot of different actors either benefitting 
from or enhancing real estate market transparency in a lot of different ways. So, there is no 
other really appropriate way to comprehensively sample all available stakeholders affected by 
real estate market transparency. The companies interviewed and the different types of 
stakeholders presented in Figure 14 are therefore by no means exhaustive. Snowball-sampling 
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is also appropriate for qualitative research where the need to represent an entire population is 
of less importance (Bryman & Bell, 2013). 
 
Transparency Suppliers 
In this thesis, the term Transparency suppliers is referring to any types of actors that is 
perceived by the authors to be actively contributing or attempting to contribute to an increased 
real estate market transparency by having the ability to make changes that could alter the 
composite scores in the JLL GRETI. It could also be viewed as an actor supplying real estate 
market transparency. Thus, a transparency supplier is not limited to the examples of actors 
presented in Figure 14.  A more comprehensive set of interviewees is recommended in future 
research to get a more complete view of the prerequisites to increase real estate market 
transparency in Sweden. 
 
Some of the interviewed Transparency suppliers are private companies. According to 
microeconomic theory, the overarching goal of a company is to maximize its profit (Perloff, 
2017). Albeit categorized as a Transparency supplier, this overarching goal might not 
necessarily be aligned with a goal of increasing real estate market transparency. Interview 
results might therefore be biased to favour the services that the respective Transparency 
supplier provide. 
 
One type of actor that goes into the Transparency supplier category is PropTech companies. 
There is no true definition of PropTech. Baum (2017) attempted to categorize the PropTech 
phenomenon into three sub-sectors (verticals): Real Estate FinTech, Shared Economy and 
Smart Real Estate as well as three drivers (horizontals): Information, Transactions/ 
Marketplace and Management/Control. However, PropTech stems from the related term 
FinTech (Baum, 2017). One definition of FinTech is “the use of technology and innovative 
business models in financial services” (World Economic Forum, 2015). PropTech companies’ 
arguable aim is to intervene in the real estate marketplace to solve problems relating to the 
limitations of real estate as an asset class, such as physical deterioration, illiquidity, 
heterogeneity, capital intensity and legal regulations through different real estate market 
technologies (Baum, 2017; Shaw, 2018).  

 
 

Figure 15: The PropTech Industry Verticals. Source: Baum, 2017 
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Shaw (2018) criticizes the definition by Baum (2017) and the PropTech Industry Verticals as 
presented in Figure 15, and replaces the industry’s self-appointed term PropTech with 
Platform Real Estate; connecting different users and stakeholders along a stack of digital 
technology surrounding concerns of land and capital, integrating the physical with the digital 
in a single marketplace. Regardless of PropTech’s definition, it is evident that digitalization in 
real estate gives rise to new business models across the value chain within the real estate 
industry. It could also give rise for industry collaborations and data standards (Ajne & 
Peterhoff, 2018). A common denominator for PropTech companies is also that they generate 
data at scale and make is easier to access, thus having a potential to vastly increase 
transparency on the real estate markets they are active in, according to JLL (2019). 
 
Transparency Demanders 
Transparency demanders refer to any types of actors working with real estate investments, 
financing or asset management. In other words, the companies that demand transparency, as 
an increased real estate market transparency, hypothetically, would facilitate their decision 
making in their business. It is therefore important to identify how these types of actors 
perceive the real estate market transparency in Sweden, what tools and data that are used and 
how these tools and sources are trusted by market participants, which fills some of the 
qualitative variables in the JLL GRETI (JLL, 2019). However, there might exist a risk of bias 
when interviewing these types of actors, as they potentially might provide suggestions for 
actions or a view that would be beneficial from their point of view and not necessarily for the 
real estate market as a whole. 
 
Transparency Experts 
A transparency expert refers to anyone who has a more theoretic and deepened view within 
real estate economics in general or real estate market transparency in particular that can 
provide an independent, holistic and for the most part unbiased view on the topic. 
 
The DAS Framework 
The main use of the Designing an Accommodation Strategy (DAS) Framework is to make 
strategic, activity-based, asset-related or technical adjustments to a real estate portfolio, or the 
entity defined as the Strategic window (de Jonge et al, 2009) within the domain of Corporate 
Real Estate Management. Therefore, it is essentially not designed to be used on other projects, 
for example increasing real estate market transparency in Sweden which is the case in this 
thesis. This thesis primarily focuses on the first phase. To result in concrete actions in how to 
increase real estate market transparency, the authors recommend a continuation in future 
research along the DAS framework until phase four. The purpose of introducing this 
framework, as illustrated in Figure 16 below, is to provide future researchers with a conceptual 
framework on how to derive the findings in this thesis into implementable actions. 
 
The phases of the DAS framework are: 
“ 

1. Determine the (mis)match between current demand & current supply 
2. Determine (mis)match between future demand & current supply 
3. Design, weigh and select alternatives to bridge the mismatch 
4. Transformation of current supply into selected future supply (de Jonge et al, 2009) 

“ 
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Figure 16: The Designing an Accommodation Strategy (DAS) framework. Source: de Jonge et 

al, 2009 
 
The grouping of stakeholders in this thesis as illustrated in Figure 14 is inspired on the demand 
and the supply side presented in the DAS framework, where Transparency demanders 
represent the demand side of transparency and Transparency suppliers represent the supply 
side of transparency (de Jonge et al, 2009). By making an analogy in the domain of Corporate 
Real Estate Management into the context in this thesis, it is possible to identify a mismatch. 
In this case, what Transparency suppliers supply in terms of transparency and what they 
would like to supply but for the moment is difficult to implement and what Transparency 
demanders demand in terms of transparency and potential difficulties in supplying this type 
of information. 
 

4.3.2. Interviewee Descriptions 
Transparency Experts 

Matthew McAuley, Senior Analyst at JLL Global Research 
The interviewee has over five years’ experience at JLL Global Research and is stationed in 
London, United Kingdom. Has done some of the research behind and co-authored some of 
JLL Global Research’s report series, such as the Global Market Perspective, GRETI, City 
Momentum Index, Global Office Index, Investment Intensity Index and other thematic global 
research reports published by JLL such as the Global300: The New Commercial Geography of 
Cities, Emerging Beyond the Frontier: An Overview of Sub-Saharan Africa’s Real Estate 
Capital Markets and the China60: From Fast Growth to Smart Growth, providing insights to 
numerous different stakeholders worldwide. The interviewee has also been part of providing 
advice to individual governments across the world on how its real estate market transparency 
can be improved. 
 



 

 39 

Transparency Suppliers 

Magnus Svantegård, Chief Product Officer at Datscha, Senior Advisor PropTech at 
Stronghold Invest, Member of the Board at Newsec Nordic Advisory and Co-Founder of the 
Nordic PropTech Initiative 
Magnus Svantegård has for around 18 years been the Chief Product Officer at Datscha, a 
Software-as-a-Service (SaaS) provider of commercial real estate information founded in 1996. 
As of today, Datscha operates in three markets: Sweden, the United Kingdom and Finland, 
with clients active in the finance and/or real estate industries (Datscha, 2019). Datscha is 
categorized as a Real Estate FinTech company in the PropTech Industry Verticals (Baum, 
2017. pp. 31 & 93). 
 
The United Kingdom holds the top spot in the JLL GRETI 2018 (JLL, 2019). Therefore, 
Magnus Svantegård has some knowledge connected to his fields of work regarding the, 
allegedly, most transparent real estate market in the world. His knowledge might therefore, 
according to us, be valuable to draw important parallels between the real estate markets in 
Sweden and the United Kingdom. Magnus was also denoted as MVP in the property 
transformation game by PlaceTech and as the only Swede ranked 10 in the Top 100 Influencers 
and Brands by Onalytica in 2016 (Unger, 2019; Fields, 2016). 
 
He is also a Senior Advisor PropTech at Stronghold Invest, that has invested in, apart from 
Datscha, Mestro, Niam, Tessin, Workaround and Newsec, with the latter Magnus Svantegård 
being a member of the board in (Stronghold, 2019). 
 
Magnus Svantegård is also one of the co-founders of the Nordic PropTech Initiative, with the 
goals of creating an information epicenter, create meeting points, build a list of Nordic 
PropTech companies and people and inform the international market about the Nordic 
PropTech platform (Nordic PropTech Initiative, 2019). 

Olli Kytömäki, Ph.D. student at KTH Royal Institute of Technology 
Olli Kytömäki is a Ph.D. student at KTH Royal Institute of Technology at the School of 
Architecture and the Built Environment. His research touches on digitalization of the built 
environment, mainly focused on organizational and managerial issues (KTH, 2019). He is also 
a teacher and an assistant in the KTH course Contract Theory with Application to Property 
Management (AI2156). Olli Kytömäki has not focused his research on the investment or 
finance side of digitalization but could nonetheless provide perspectives on how to speed up 
digitalization of the built environment, which in turn could have an effect on real estate market 
transparency (JLL, 2019). 
 
Transparency Demanders 

Göran Råckle, Head of Real Estate Analysis and Sören Jonsson, Real Estate Analyst at 
Swedbank 
Göran Råckle and Sören Jonsson work in a team at Swedbank called Real Estate Analysis. The 
team currently falls under the risk and credit groups of the bank. Swedbank Real Estate 
Analysis was founded as a reaction of the real estate crisis in Sweden during the 1990’s. Göran 
Råckle was part in founding Swedbank Real Estate Analysis and has since then been the head 
of the division. Since 1998, Lill Eurenius Edlund is managing the division together with Göran 
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Råckle. Sören Jonsson has worked at Swedbank Real Estate Analysis since 2007. One of the 
authors, Fredrik Kihlström, worked part-time at Swedbank Real Estate Analysis during 2017-
2018 and has some first-hand experience and insights of the group’s activities. 
 
According to Råckle, Swedbank Real Estate Analysis has three main core tasks: valuation and 
advisory of commercial real estate prior to granting credit, different types of real estate market 
analyses and education of Swedbank’s regional and real estate valuers internally within the 
bank. They also organize seminars for everyone at Swedbank that in way or another comes in 
contact with real estate issues. The group’s purpose is to spread knowledge within real estate 
economics, ensure real estate competency within the bank and in the long-term minimize 
credit risk without relying on external competence, according to Råckle. According to Jonsson, 
Swedbank is quite unique in Sweden on having this type of team and competence in-house, 
independent and disconnected from the final credit decision business. Together with the 
regional valuers, the team consists of around 26 people. 
 
Due to Swedbank Real Estate Analysis’ large coverage of predominantly the Swedish real 
estate markets, the authors believe the Sweden’s real estate market transparency is something 
that greatly impacts how, and to what accuracy, the division is able to conduct its business. 
Because of that reason, they have been selected to participate in an interview under the 
framework of this thesis. 
 
One important note has to be made regarding recent developments revolving Swedbank. 
When the interview was held, Swedbank was being investigated by, among others, 
Finansinspektionen for problems related to money laundering in Swedbank’s Estonian 
operations, which have had a damaging effect on both its stock price and reputation 
(Finansinspektionen, 2019). Swedbank has, in media, been criticized for lacking transparency 
externally regarding this issue. Even though it was explicitly stated, before the interview, that 
the interview will not touch on this topic, the circumstances related to the recent media 
developments involving Swedbank might have had an effect during the interview since the 
topic is at this date arguably quite a sensitive topic to talk about. This is due to the fact that 
both this thesis and Swedbank’s recent money laundering allegations are revolving around 
transparency in one way or another, albeit arguably two different forms of transparency. 

Lars Johnsson, Head of Real Estate at Folksam 
Lars Johnsson joined Folksam, a large Swedish insurance company, as Head of Real Estate in 
2015. As of 2018, the value of Folksam’s real estate assets under management amounted to 
approximately SEK 36 billion mainly concentrated to commercial properties in Stockholm, 
Gothenburg and the Öresund region (Folksam, 2019). According the Folksam’s Q1 report 
2019, the Folksam Group has total assets under management (AUM) of approximately SEK 
431 billion, of which 8 % is allocated to real estate (Folksam, 2019a). 
 
Lars was most recently, at the time of writing, involved in Folksam’s acquisition of the property 
Pelaren 1, also known as the mobile operator Tre’s headquarters in Globen, Stockholm from 
Fabege for approximately SEK 1,608 billion (Fastighetsvärlden, 2019). Since Larsson joined 
Folksam as Head of Real Estate in 2015, the company has been a net buyer of real estate of 
over SEK 10 billion (Fastighetsvärlden, 2019). 
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Lars Johnsson was also the Vice President at AP Fastigheter, owned by the pension funds AP1, 
AP2, AP2 and AP4 between 1995-2008 and was part in the AP-Fastigheter’s acquisition of 
Vasakronan by the Swedish state, which then led to the name change of AP-Fastigheter to 
Vasakronan. Lars continued his role as Vice President at newly acquired Vasakronan from 
2008-2014, still owned to 25 % each by these four AP funds. At these companies, Lars 
Johnsson mainly worked with analyses, strategy, real estate transactions and managed 
different change processes within the organization. He started his career in 1987 at LE 
Lundberg in Gothenburg as an asset manager. 

Johan Temse, Investment Manager Real Estate at Första AP-fonden (AP1) 
Johan Temse serves as investment manager at AP1, covering the funds domestic and 
international exposure towards real estate. Holdings include Vasakronan (commercial spaces) 
and (residential) along with other niche investments within the global investment mandate. 
As at 31 December 2018, investments in real estate amounted to SEKbn 46,4, constituting 
14,3% of total fund assets under management (AUM). Johan Temse’s global experience within 
the field of real estate investments should allow for international comparisons, adding value 
to the thesis. 
 

4.4. Methodology Criticism 
The study has a quite broad aim of exploring the prerequisites of increasing real estate market 
transparency in Sweden overall. To achieve a broader overview about Sweden’s real estate 
market as a whole, an alternative could have been to have sent out surveys to a broader set of 
stakeholders and let expert interviewees elaborate on the findings from the survey results. A 
similar study following that methodology was however conducted by Lindfors & Åldstedt in 
2013 and could therefore have led to similar results. Instead, by following the process in this 
paper, it was possible to go in-depth within certain issues through snowball-sampling. 
Regarding reliability, it must always be taken into account that interview results represent 
opinions to a large extent instead of facts, and that what is said during interviews might have 
been said to steer this thesis’ results for their own benefit rather than for the real estate 
industry as a whole. 
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5. Empirical Findings 
Research findings are presented on an interview-interview basis, following the interview 
selection framework of transparency experts, suppliers and demanders. 
 

5.1. Interviews 
In this section, interview findings are presented. Everything is referenced to the respective 
interviewee in the headline above the respective text, unless explicitly stated otherwise. 
 
5.1.1. Transparency Experts 
 
Matthew McAuley, Senior Analyst at JLL Global Research 
JLL first launched their first GRETI publication in 1999. Due to the company’s global 
outreach, it was one of few companies that had the capability to conduct research of this scale, 
according to McAuley. At the time, the number of countries that were analyzed and presented 
in the GRETI was around 40. Since then, more and more countries have been added on to the 
study as well as an increasing set of topics and variables treated in the study. JLL initiated the 
project in conjunction with the real estate investment management firm LaSalle Investment 
Management, an independent subsidiary of Jones Lang LaSalle Incorporated (LaSalle 
Investment Management, 2019). The intention of GRETI was then to be used as a tool to 
screen global investment opportunities for the investment community at large, including 
LaSalle Investment Management. If a market is more transparent, then it will attract 
investments. Some investors with an international mandate have minimum requirements with 
regards to transparency when investing in real estate in a county. If a market is not transparent 
enough, some refrain to invest in that market. Transparency could also be used to calculate 
metrics such as hurdle rates and market risk premiums, where a less transparent market 
implies higher risk premiums. 
 
The GRETI report in its own has not been intended to provide advice to individual countries 
on how to increase that real estate market’s transparency, albeit JLL has worked with some 
governments in Asia and the Middle East to implement transparency-promoting projects. No 
transparency-promoting projects of this type have not, by McAuley’s knowledge, been 
conducted with a highly-transparent western country in Europe. Therefore, widely available 
individual market snapshots with regards to transparency are not provided today since this 
service is instead provided through long-term projects. Some of these projects have been done 
with a few transparent Asian markets. These markets have some similarities to Sweden in 
terms of data providers, a large listed real estate sector etcetera. In other ways, those markets 
are much more like closed systems providing some difficulties for market participants to 
understand what is happening on the market. 
 
Regarding potential differing interests between public and private bodies, and if some actors 
are more or less keen on promoting real estate market transparency, McAuley has heard about 
some investors (McAuley is not referring to Swedish investors, Ed’s note) that are not too keen 
on promoting transparency, as they then could have an informational advantage which would 
allow them to outperform others in that market. So, asymmetric information could benefit 
some investors to some extent. 
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When commenting on Sweden’s position in the GRETI 2018, a 10th place overall and 11th in 
the performance measurement sub-index and reasons behind Sweden not taking the top spot, 
McAuley stresses that those positions are pretty strong and should not be too worrying for 
Sweden. The index coverage through inter alia MSCI is good in Sweden, according to McAuley. 
However, it is not as comprehensive as in other markets. In Sweden, the MSCI index is 
published annually. In other highly transparent markets, like in Ireland and the Netherlands, 
the MSCI index is published on a more frequent basis. In the US, NCREIF and a range of other 
index providers do monthly publications. Then, McAuley stresses differences in the MSCI 
index that tracks direct private property and indices measuring performance on publicly listed 
vehicles such as FTSE, EPRA and NAREIT. There are also indices for unlisted funds. 
According to McAuley, Sweden has less coverage on the performance measurement of unlisted 
funds compared to other highly transparent real estate markets. 
 
With regards to Sweden’s market size and if that impacts the possibility to provide index 
coverage on par with other markets, McAuley points out that Ireland and the Netherlands are 
examples of countries that manage to provide index publications on a more frequent basis 
despite being relatively similar in terms of real estate market size. So, according to McAuley, 
it should not be impossible for Sweden to provide index publications on a more frequent basis. 
McAuley cannot for now not pinpoint exact activities for carrying that out in Sweden. 
However, McAuley mentions some areas where Sweden could improve. Having a public forum 
that index providers can work of where appraisers lists their market assumptions when 
carrying out real estate appraisals, with the possibility for the appraisers to compare their 
assumptions against everyone else’s is a feature that Sweden is currently lacking, according to 
McAuley. This feature is something where different industry bodies could collaborate on in 
order to put together, recommends McAuley. 
 
When speaking about the technical aspects of the GRETI methodology, the weights for the 
different sub-indices in the overall GRETI are set as to best reflect the different types of 
information that investors and other stakeholders deem most important. The existence of a 
real estate performance index is therefore weighted more heavily than how frequent index 
information is published, for example. 
 
Discussing the GRETI’s consistency, and if JLL Global Research is conducting any efforts to 
ensure consistency over time, McAuley first states that for every new GRETI publication, JLL 
Global Research has added a few variables and questions as well as done refinements on the 
index methodology. These new questions are then cast back in time on previous years’ JLL 
Global Real Estate Transparency Surveys to see if previous GRETI composite scores need re-
calibration. These re-calibrated scores are kept internal and might differ slightly from previous 
GRETI publications. So further developing the index by adding on new variables and questions 
should not impact the consistency of the index since previous scores are adjusted accordingly, 
says McAuley. Refining the methodology and adding on new variables might explain why 
Sweden’s overall GRETI composite score has jumped around a great deal between publications 
when displaying in a time-series, see Figure 18. However, the re-calibrated composite score 
suggests that Sweden’s transparency has remained quite stable between 2004-2018, with an 
overall GRETI composite score of around two point zero with variations of around plus or 
minus five to ten hundredths between every two years. So, there should not be any domestic 
event explaining the fluctuation in the publicly available GRETI overall composite scores 
between 2008-2012 according to McAuley, see Figure 18. 
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Regarding how JLL Global Research assess and correct for potential subjective factors to 
enable comparability across countries, McAuley states that it is an important and big element 
when conducting the Global Real Estate Transparency Survey. Some questions in the survey 
have non-quantitative elements with scores from one to five assigned for these questions. Such 
a question could be “How much competition is there in the market for Asset Management?”, 
exemplifies McAuley, with responses ranging from a lot to not at all. In an effort to minimize 
the room for subjectivity, JLL applies a multiple stage process. In that way, the responses filled 
in by the local market team are audited by a regional coordinator to see if anything seems 
wrong compared to similar countries. The responses are also compared against historic time-
series to see if there are any major deviations. If it is so, JLL Global Research then requests a 
reason by the local market team that could justify the change in score. This should also 
minimize the possibility for someone new and inexperienced, or from someone with intention, 
to inflate its own country’s scores. Since JLL Global Research possess knowledge on a broad 
set of markets, they can provide guidance on where to score that local market in the broader 
spectrum of markets. 
 
When recommending the authors on how this thesis could be set up to understand the 
prerequisites for increasing transparency on Sweden’s real estate market, McAuley 
recommends reviewing the questions asked in the Global Real Estate Transparency Survey 
and locate which industry body is doing what connected to the types of questions asked in that 
survey. McAuley adds that it might be helpful to talk with these different types of industry 
bodies, as well as local investors or corporates, and see how these interact with each other in 
order to understand ideas on how to improve transparency. It could also be helpful to analyze 
how to reach sufficient “buy-in” from different stakeholders to actually conduct necessary 
efforts to make Sweden’s real estate market more transparent. 

Exploring Transparency Ranking and Scores Over Time 

This section uses the nominal and recalibrated scores and rankings for the countries included 
in the 2018 JLL GRETI top-tier transparency tranche. The nominal scores and rankings have 
been collected directly from each of the historic original JLL GRETI reports. The recalibrated 
scores and rankings have instead been determined using the latest methodology, i.e. the 
2018th edition of the JLL GRETI. Variables that have been added have been included 
historically in order to see what the score and rankings would have been, should the current 
methodology have been applied consequently throughout the previous years. Initially an 
overview of the 2018 top-tier transparency tranche is presented, with regards to score and 
ranking. Following is a section covering the same overview of score and ranking, focusing on 
Sweden. 

Exploring Top-Tier Transparency Ranking and Scores Over Time 

Plotting the historically achieved rankings in the JLL GRETI may give the picture of a 
somewhat volatile history for the real estate market transparency. Most of the countries seem 
to achieve a different ranking each year, which might be interpreted as a competitive and 
rapidly changing market environment, with no clear answer on what countries generally hold 
the top positions from year to year. 
 
Observing the re-calibrated composite scores and rankings for the 2018th top-tier 
transparency tranche, it becomes clear that ranking from year to year has been less volatile 
when applying the latest 2018 methodology, see Table 3. The standard deviations for both the 
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composite scores and rankings increase gradually with the rank cohorts but then tends to 
diminish again for the opaquest markets. This could be explained that the opaquest markets 
were added to the GRETI later than 2004, therefore reducing standard deviations as there are 
fewer data points. 
 
Table 3: Index stability comparison between nominal and re-calibrated methodologies for 
JLL rankings and composite scores 2004 – 2018 using average standard deviations 
Rank cohort (as of 
nominal JLL GRETI 
country ranks 2018) 

Composite scores Rankings 

Nominal Recalibrated Nominal Recalibrated 
1 - 10 0,135 0,118 1,92 1,137 
11 - 20 0,238 0,145 3,02 1,645 
21 - 30 0,293 0,236 3,48 1,804 
31 - 40 0,158 0,246 3,37 2,567 
41 - 50 0,348 0,274 8,74 4,362 
51 - 60 0,249 0,185 7,57 4,917 
61 - 70 0,259 0,166 9,46 5,456 
71 - 80 0,195 0,126 7,22 5,079 
81 - 90 0,160 0,122 8,55 6,614 
91 - 100 0,113 0,067 7,23 6,187 

Source: JLL, 2019 & McAuley, 2019. Own calculations 
 
The average standard deviations in the above Table 3 were calculated using the following 
formula: 

 
Where: 
 
𝑟 = country having rank r in GRETI 2018 
𝑡 = Year. Moves in biannual steps 
𝑥𝑡,𝑟 = ranking or composite score as of year t for country r 
�̅�𝑟 = average ranking or composite score for country r between 2004-2018 
 
Comparing the average total composite score changes from the first point of JLL GRETI 
coverage from each individual country and 2018 by rank cohort between the nominal and 
recalibrated index methodologies in Table 4 below, one can see that the recalibrated index 
methodology suggest an even greater increase in real estate market transparency globally 
compared to what the nominal index methodologies suggest. The semi-transparent real estate 
markets between rank 20-60 seems to have increased their average composite scores the most 
since the first point of measure. The increase then gradually decreases for the opaquest 
markets. One explanation can be that these countries were added later to the index, not 
providing enough time to display any larger change in real estate market transparency. 
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Table 4: Average composite score change from first point of JLL GRETI coverage for the 
individual market and 2018 by rank cohort 
Rank cohort (as 
of nominal JLL 
GRETI country 
ranks 2018) 

Nominal index Recalibrated index 
Average composite score changes from 

first point of JLL GRETI coverage for 
the individual market and 2018 

Average composite score changes from 
first point of JLL GRETI coverage for the 

individual market and 2018 
1 - 10 0,145 -0,327 
11 - 20 -0,082 -0,438 
21 - 30 -0,481 -0,677 
31 - 40 -0,299 -0,700 
41 - 50 -0,483 -0,587 
51 - 60 -0,483 -0,494 
61 - 70 -0,308 -0,436 
71 - 80 0,003 -0,229 
81 - 90 0,089 -0,063 
91 - 100 0,144 0,038 

Source: JLL, 2019 & JLL Global Research, 2019. Own calculations. 
 
A major change in index methodology seems to have occurred prior to the 2010 publication, 
as can be seen as a sudden bump in composite scores in Figure 18 below. Major changes were 
done to variables regarding debt financing as well as revisions of questions regarding the 
transaction process sub-index (JLL, 2019). 
 
Depicted below in Figures 17 and 18 are the historical nominal rankings and composite scores 
for the 11 most transparent real estate markets as of 2018. 

 
Figure 17: JLL GRETI nominal rankings time-series for the top 11 ranked countries 2004-

2018. Source: JLL GRETI 2004-2018 
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Figure 18: JLL GRETI nominal composite scores time-series for the top 11 ranked countries 

2004-2018. Source: JLL GRETI 2004-2018 
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Figure 19 below present the recalibrated rankings for Sweden according to the latest JLL 
GRETI 2018 index methodology, which shows that Sweden’s rank has been held steadier over 
time than the nominal index methodology previously suggested. 
 

 
Figure 19: Calibrated ranking time-series for Sweden. Source: JLL Global Research, 2019/ 

McAuley 
 
Figure 20 below present the recalibrated scores for Sweden according to the latest JLL GRETI 
2018 index methodology, showing a much steadier improvement in real estate market trans-
parency. 
 

 
Figure 20: Calibrated composite score time-series for Sweden 2004-2018. Source: JLL 

Global Research, 2019/ McAuley 
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Figure 21 below presents a comparison between the nominal and recalibrated scores and 
rankings over time. Sweden’s ranking has historically been situated around 8th and 10th, as 
compared to the nominal rankings’ interval between 4th and 12th position, with the largest 
difference in 2010 of 4 steps. 
 

 
Figure 21: A comparison of nominal and re-calibrated composite scores and rankings using 

the JLL GRETI 2018 index methodology time-series for Sweden 2004-2018. Source: JLL 
Global Research, 2019/ McAuley, JLL GRETI 2004-2018 

 
As shown in Tables 3 and 4 and Figures 19-21 above, it becomes clear that the application of 
the latest index methodology show less variation from year to year with regards to both 
composite score and ranking for all countries in general and Sweden in particular. Following 
the development of the composite score, Sweden has improved throughout the years, as 
opposed what the nominal scores depict. 
 
Table 5: Average composite score by JLL GRETI 2018 sub-index, for the 100 countries 
assessed. 
Category Average composite score 
Investment performance 3,6 
Market Fundamentals 3,4 
Listed vehicles 3,0 
Regulatory and Legal 2,7 
Transaction Processes 2,6 
Sustainability 4,0 
Overall GRETI 3,1 

Source: JLL, 2019. Own calculations 
 
Due to the revolving requirements of the industry, the index methodology changes from year 
to year, making a direct comparison using the individual historic years impossible. Instead, 
each historic year must be calibrated according to the latest index methodology in order to 
allow for a direct comparison between years. 
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5.1.2. Transparency Suppliers 
Magnus Svantegård, Chief Product Officer at Datscha, Senior PropTech Advisor at 
Stronghold Invest, Member of the Board at Newsec Nordic Advisory and co-founder of 
the Nordic PropTech Initiative 
 
On the subject of JLL GRETI, Magnus Svantegård points out that the methodology seems fair 
for a catch-all variables index. However, the perception of what real estate market 
transparency differs between different market actors. According to Svantegård, transparency 
depends more on the availability of data rather than other variables, such as the number of 
segment-specific performance indices. This implies the data on commercial real estate. From 
the perspective on availability of data, Svantegård finds Sweden’s position not as good in the 
transparency rankings as it deserves, as there are few countries globally with such a trans-
parent society as Sweden. At the same time, he acknowledges the many more parameters taken 
into account. But from Svantegård’s data-availability perspective on transparency, Sweden is 
already at the forefront globally. 
 
Going more deeply into the sub-index variable performance measurement and specifically the 
frequency of valuations, Svantegård believes that the biggest problem for Sweden is not the 
frequency of valuations, but instead to convince property owners to contribute to the index, 
increasing its overall coverage. The reason could be the high cost, with fees payable to both 
MSCI as well as external appraisers. Hence, the workload and cost required might not meet 
the threshold and thus not justifying taking part in and using performance indices.  
 
Is there an upside in contributing to performance index coverage? Svantegård believes so and 
mentions how indices are used for remuneration purposes for fund managers in the UK. 
Specifically, a certain component of fund managers’ bonus structures is tied to whether the 
fund manager succeed in outperforming its relative index. This yields an incentive for fund 
managers to contribute to the index, since part of their salary is determined on fund 
performance relative to the index. As soon as the critical mass of participates and volume has 
been reached, no one would want to leave the index. 
 
On the contrary, the incentive to contribute might not be strong enough, since performance 
figures can be used while not participating, hence receiving while not giving. Svantegård 
highlights a discrepancy on the incentives on exchanging real estate market information; 
actors benefit from more widely available real estate market information but do not wish to 
contribute with their own data to a larger extent. This might be explained by a limited marginal 
utility in disclosing such information, according to Svantegård. 
 
According to Svantegård, Datscha aims at providing radical transparency when it comes to 
data such as ownership structure, transactions, rents, vacancies et cetera. Hence, the company 
vision is to democratize the real estate market, working against the regular model where one 
has to work for 20 years and attend certain events in order to understand where the deals are 
made and who owns certain properties. On a general and broad level, according to Svantegård, 
Datscha provides the best coverage of such information, by both acquiring data as well as 
collecting through own resources. Svantegård points out that they are acting in a market 
economy - Datscha will not collect data that they cannot make a profit from. 
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On the question of the reasons behind Sweden’s current position in the JLL GRETI, 
Svantegård believes that the lack in rent-related information plays an important role. He 
provides the comparing example of UK, where firms like CoStar and Radius provide granular 
information such as tenants, contract lengths and rent levels. The quality of this data is 
however questionable. Svantegård also mentions the differences when leases are negotiated, 
where the normal setup in UK is for two agents, representing the parties in the contractual 
setup, to negotiate. According to Svantegård, around 90% of the leases in in UK are made 
agent to agent, while the corresponding figure in Sweden is 10%. The drive to tell the business 
network of a certain deal and its details has historically been stronger in the UK than in 
Sweden. 
 
Due to the different setup in Sweden, where most leases are negotiated between the property 
owner and tenant directly, the parties don’t have the same incentive to share information. The 
property owner might want to share information on a successful lease, but the Swedish 
standard and culture is to not share such information. Such aspects of the industry have been 
formed throughout hundreds of years and cultural patterns are difficult to change. 
Furthermore, the available real estate market data in Sweden is generally of much higher 
quality compared to the UK, according to Svantegård. 
 
Merging data from different sources is a user-friendly database is facilitated in Sweden 
because of the cadastral system, where the municipality name together with the cadastral 
reference (e.g. Stockholm Eldkvarnen 1) together forming a primary key. This primary key also 
allows stakeholders to be on the same frame when refering to a specific property, compared to 
the UK where there only exist addresses. This cadastral system should allow Sweden to 
continue further develop property-related databases as this cadastral reference exists in a 
multiple of databases. 
 
Coming back to the topic of data transparency, Svantegård emphasizes the difficulties related 
to different property registration systems globally, providing a challenge due to the lack of a 
standard in how information is to be registered and interpreted. This could also be problematic 
as information will not pass through Lantmäteriet when a property is sold through a company 
to avoid stamp duty taxes, which is a common sales structure today. Svantegård however 
believes that Datscha is able to collect information regarding most of those types of 
transactions. This however require manual work from the Datscha team and is not something 
that is registered automatically. The cadastral reference system, with the cadastral forming a 
unique primary key when combined with the name of the municipality, is something that 
Svantegård perceives as an ingenious construction. This has streamlined the way and reduced 
the costs in how Datscha has been able compile information that comes from different sources.  
 
Organization numbers is another example of such a primary key that simplifies the compiling 
of information and reduces the possibility of ambiguities. Svantegård also thinks that Sweden 
has a clearer distinction between the freehold and leasehold tenures when it comes to 
determining the property owner compared to the UK. Sweden is more of a ‘trust society’, it is 
easier to trust suppliers of data etcetera. In conclusion, Sweden has, from an engineer’s 
perspective, much more structured data systems compared to the UK. 
 
Ultimately, real estate investments are driven by risk and return, so it’s hard to pinpoint real 
estate market transparency’s effect on these factors. But good macro fundamentals, a non-
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Euro currency, the Swedish ‘trust society’ and a general ease of doing business are factors that 
Svantegård thinks have contributed positively to foreign inward real estate investments in 
Sweden. 
 
Svantegård brings up two aspects that he believes plays an important role in increasing real 
estate market transparency in Sweden. The first is to become more transparent on the market 
for rents and hence become more willing to share information on current, recently signed and 
expiring leases. The current situation is dependent on the property owner being willing to 
share the information. One way to create incentives, i.e. not make some sensitive exact details 
traceable to a single property, tenant or property owner, is to aggregate the data. Some other 
FinTech platforms, such as Tink, are successful and promising concepts that also might be 
applicable on the real estate market. Datscha is also further experimenting on their service 
Datscha Insight, which enables sharing of internal information on the Datscha platform. A 
common data standard and removing the fear of not having this data in the respective 
company’s back-end, are two prerequisites on maximizing the utility of this service, according 
to Svantegård. 
 
The second aspect presented is a common data standard, definitions and formats used and 
agreed upon across the real estate industry, which is non-existent today. For example, a rent 
roll with set standards on what the rent includes such as if its triple-net, with or without 
discount or with or without additional services. This would allow for a more consistent 
interpretation of the constituents of the property market and will remove some manual work 
of e.g. moving around columns in Microsoft Excel. 
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Olli Kytömäki, Ph.D. student at KTH Royal Institute of Technology 
According to Kytömäki, new technologies have historically been implemented in a vertical 
manner, resulting in difficulties for those technologies to be integrated with each other. In 
order to increase the overall transparency with regards to the aggregated result of all infor-
mation from those vertical technologies, independent of the underlying type of company, a 
horizontal integration would be necessary. The current situation can be exemplified by a 
situation with 10 different decision makers, 10 different pictures of the current situation from 
every information source and with the result of 100 different views on the situation. 
 
The promise of digital platforms is to allow for such a vertical integration of technologies and 
aggregation of information. The prerequisites for a transparent industry-wide platform hence 
include internal transparency to information within the participants, i.e. the market. However, 
there are legacy-related difficulties, where none of the technology-providers benefit from 
horizontal integration as such. Such lock-up effects, resulting from vested interests in vertical 
integration act as technology anchors on development and innovation. In order to increase the 
willingness to share information, Kytömäki believes that one solution to the prisoners’ 
dilemma that presents itself when it comes to such a systemic solution as an industry-wide 
platform for information sharing would be data anonymization as a start. 
 
Kytömäki recognizes a difference in attitudes and willingness in sharing information between 
the early innovation-process stage of a digital platform, where willingness in sharing infor-
mation is high, and when it is time to implement, when willingness in sharing information is 
low. This is one factor causing a barrier between word and action. Additionally, Kytömäki 
highlights some prerequisites needed in order to put a horizontal platform where different 
actors in an integrated way can access and share data. Firstly, an organization needs capability. 
This means a person with experience in digital technologies driving new solutions or a general 
organizational capability of digital development. This poses another barrier from horizontal, 
industry-wide platforms, as some smaller companies might lack this. Secondly, this project 
needs organizational support. Thirdly, you need trustworthy partners. 
 
Moreover, Kytömäki also argues that one need to recognize the difference between market- 
and institution-based economies. Some global markets are more mature from a real estate 
investment perspective, being more flexible owing to the fact that they are the purest market 
economies, such as the United States, United Kingdom and Australia. Hence, the user of any 
index providing an international comparison must accept the fact that these are difficult to do 
and critically review the index construction. 
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5.1.3. Transparency Demanders 
Göran Råckle, Head of Real Estate Analysis and Sören Jonsson, Real Estate Analyst 
at Swedbank 
Swedbank does not feel disadvantaged because some other frontrunner markets have a better 
GRETI composite score due to a more-frequent-than-annual MSCI index publication. 
Swedbank tracks a large share of the market across geographies and segments and reports 
different real estate market performance metrics internally, which is then benchmarked 
annually against MSCI’s annual index publication, to ensure that neither Swedbank nor MSCI 
potentially are too far off in their estimates, to track key performance indicators for different 
real estate companies and to see if the growth is driven by either rent or yield changes.4 This 
information is then distributed to all divisions within Swedbank that comes in contact with 
real estate. These metrics differ slightly compared to MSCI’s, by a matter of plus or minus ten 
or twenty basis points, but this might be due to different portfolio compositions according to 
Jonsson. Swedbank’s data for these performance indices is mainly based on external infor-
mation, such as annual reports. Therefore, it should not be impossible for other real estate 
companies to construct similar indices if they so wish, according to Jonsson. This creates a 
sort of internal transparency that creates a knowledge advantage for Swedbank over other 
financiers in their credit decisions as it allows them to take or avoid risk when justified, 
according to Råckle & Jonsson. Swedbank also monitors the price development of the real 
estate they have lent money to annually. This is done either by valuations made by Swedbank 
internally or by procuring external consultants. 
 
The information gathered and presented by Swedbank Real Estate Analysis is to a varying 
degree utilized by different divisions within the bank. For some local teams, knowing about 
Sweden’s real estate market as a whole might be of less importance than having more detailed 
information about the local market. However, regional and municipal transaction, market and 
cost analyses are also provided and shared across all professionals at Swedbank. Previously, 
this information was retained by Swedbank Real Estate Analysis. Some information, such as 
real estate operating expenses levels by municipality, might even be shared with external 
companies and is also something that these companies appreciate. But it is only information 
that Swedbank feels comfortable in distributing, and most commonly only excerpts from their 
database. Swedbank Real Estate Analysis has also integrated some of its and other prof-
essionals within the bank’s analyzes on Datscha Insight, to have these documents widely 
available internally instead of having them in folders that are more difficult to get an overview 
of and access. This is one step in increasing the accessibility of information internally. 
 

                                                 
4 Swedbank Real Estate Analysis tracks 35 real estate companies that follow the International Financial 
Reporting Standards (IFRS). These are mostly listed companies but also institutional and government-
owned companies. The reported market value for the real estate that Swedbank Real Estate Analysis 
tracks amounted to around SEK 1,5 trillion at the end of 2018. The total lettable area amounted to 60,6 
million square metres with a reported rental value of SEK 92,1 billion. 43 % of the rental value is 
attributed to offices or retail, 24 % residential, 18 % public properties, 11 % industrial, warehouses and 
logistics properties and 4 % other types of properties. 53 % of the rental value is allocated to the Greater 
Stockholm, Gothenburg and Malmö areas, 23 % regional cities, 16 % rest of Sweden and 8 % abroad. Of 
these properties, Swedbank Real Estate Analysis calculated a capital value growth of 6,0 % and a total 
return of 10,0 % during 2018. These properties had at the end of 2018 a LTV ratio of just below 50 % 
and are 41 % financed through equity, 26 % financed through the capital markets, 21 % through bank 
financing and 12 % through other types of debt (Råckle & Jonsson, 2019). 
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Albeit competitors, sharing information between banks on a platform to increase transparency 
is something that could be discussed in the Swedish Bankers’ Association, according to Råckle. 
One condition for that, however, is that Swedbank feels that they do not let go of any 
information advantage that they currently feel that they have. On the other hand, having such 
a platform would decrease the general risk in the Swedish banking system, according to 
Råckle. So, there exists a trade-off between a bank’s competitive advantage and the general 
stability of the banking system. 
 
Transparency for Swedbank is a broad term that encompasses the availability of information 
and knowledge about the market, the property and the customer. Transparency is therefore 
not limited to only the property market. Råckle relates to the term Know Your Customer 
(KYC), that according to him is connected to the way they work at Swedbank. To feel 
comfortable about the customer is always the first step before assessing the property and the 
surrounding market prior to a credit decision. Transparency is therefore a necessity for 
conducting any business at all, according to Jonsson. And generally, they feel that they always 
get the information they require prior to a credit decision. 
 
But transparency for Swedbank might not imply transparency for the overall market which in 
turn might create information asymmetries, Jonsson adds. And this could be problematic, as 
there exist other actors active on the financial markets that lack knowledge on what types of 
information that is important to demand (Råckle, 2019). According to Råckle, Swedbank does 
not belong to that group. If the customer refuses to disclose information Swedbank asks for, it 
will penalize the customer through either declined credit or worse credit conditions. So, the 
customers have incentives to promote transparency on their own behalf. 
 
Building onto the internal transparency topic, even though some of Swedbank’s information 
is kept internal, they do not oppose the possibility to attempt to open up some of this data to 
external parties, especially on rent levels on individual properties. The main areas of improve-
ment with regards to transparency lies within more openly disclosing rent information, 
according to Jonsson. It is the type of information that most market actors have a sensible 
estimate of anyway, so keeping such information confidential might be an unnecessary 
obstructing factor against transparency. Types of information that is, according to Jonsson, 
probably already widely available in some other countries. 
 
Albeit beneficial for the real estate market as a whole, it might be a difficult case to provide 
sufficient incentives for the individual property owner to disclose rent levels and so on, which 
might create an information advantage. It is like the chicken-or-the-egg dilemma, according 
to Jonsson. In order to share information on rent levels, all lease agreements will have to be 
registered and uploaded into public systems. This information could then be anonymized, so 
it becomes impossible to point out which contract that is belonging to what building and so 
on. This process could be tedious to carry out today but could through digitalization be a viable 
option in the future, according to Råckle & Jonsson. 
 
Despite this, both Råckle & Jonsson think that the availability of market rent information is at 
a satisfactory level as it is today. However, it might be difficult when attempting to do an 
analysis of a transaction to give information about comparable sales where Swedbank has not 
been involved. In those cases, it is almost impossible to do an exactly accurate estimate, even 
though one is probably on average correct in one’s estimates, according to Jonsson. 
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Generally, the availability of market information is good in Sweden (Råckle, 2019). Market 
reports and other types of relevant information are either free or very cheap and are easily 
accessible. Without this, information asymmetries will be created that advantageous actors 
can profit from. In a more transparent market, the market will be fairer from an informational 
perspective. Thus, according to Råckle, proper asset management will play a more prominent 
role in making some companies more successful than others. A transparent real estate market 
will still be liquid. However, transactions will be made between actors with differences in their 
required rate of return and asset management competence rather than anything connected to 
information asymmetries, according to Råckle. Råckle is a bit surprised that Sweden only is 
the 10th most transparent real estate market according to the JLL GRETI. It might be so that 
other countries provide a broader set of market information. However, the quality of this 
information might necessarily not be better. 
 
According to Råckle & Jonsson, an almost abolished property tax has affected the tax 
information quality in land registry extracts provided by the government surveying-agency 
Lantmäteriet. Accurate and up-to-date information is a necessity in order to provide accurate 
tax assessment values. This should not be connected to the fact that properties are most 
commonly sold through companies, according to Råckle. However, real estate transactions 
through companies counteract transparency as it complicates, but does not prevent, analysts’ 
process in analyzing a transaction. 
 
Foreign investors investment in real estate in Sweden are mainly financed through foreign 
capital; therefore, they cannot recall any direct discussion with a foreign real estate investor 
on Sweden’s real estate market transparency. Råckle & Jonsson however believe that foreign 
investors’ perceptions about the real estate market transparency in Sweden generally is good, 
partially explained by its high liquidity. Swedbank credit operations works from the “church 
tower principle”; the strategy is to mainly operate on the local market. Some financing abroad 
has however been done when following existing clients abroad. 
 
Lars Johnsson, Head of Real Estate at Folksam 
According to Johnsson, the Swedish real estate market completely lacked transparency when 
he started his career in the real estate industry in 1987. The market is a lot more transparent 
today and the level of transparency is constantly increasing, according to Johnsson. Johnsson 
also thinks that the real estate industry in Sweden is quite transparent compared to other 
industries, especially when it comes to comparing the returns of different assets or companies. 
Back in 1987 and a bit onwards, a lot of real estate information was considered as business 
secrets and were tedious to obtain, even among public actors. Consequently, Johnsson, 
together with several other institutions, took the initiative to launch Svenskt Fastighetsindex, 
with the purpose to, together with IPD and today MSCI, enable benchmarking and tracking of 
real estate returns. 
 
The launch of the index was met with some resistance, especially among some listed 
companies not wanting to disclose their information to the index. This is also one possible 
reason why listed companies to a large extent are not contributing to the MSCI index today, as 
their perception is that the value of their assets indirectly is measured daily in their stock price 
and therefore not posing any reason to contribute to the index. Getting more coverage from 
these companies will benefit performance measurement indices, according to Johnsson. Some 
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other larger real estate companies are built by entrepreneurial-type figures which might not 
have the same kind of financial view on real estate. Therefore, they might oppose more 
granulated real estate performance measurement indices that people with a background in the 
financial industry might prefer, in order to calculate different risk and return metrics on their 
real estate portfolio. But to view real estate as a financial instrument like e.g. stocks or bonds 
might perhaps be more relevant for institutional investors with sufficiently large organizations 
and a broader portfolio. 
 
Apart from this, Johnsson claims to have been driving several transparency enhancing 
projects on the Swedish real estate market, inter alia gathering cost information from some of 
Sweden’s largest property owners in order to make real estate related costs comparable. Some 
of these projects have been cancelled as they have been replaced by information in MSCI and 
some others are still used within some companies today. 
 
But the success of these kinds of projects greatly depend on which people at the companies 
contributing such data that think that these types of projects are good, according to Johnsson. 
A database’s quality, and consequently longevity, is dependent on how stringent different 
actors report and disclose costs. For example, different project management costs that are 
conducted by in-house consultants or procured by external consultants and if these figures are 
reported on a company’s balance sheet or income statement. This can distort some of the 
information reported to MSCI. The way that a company reports these figures depends, among 
other things, on the size of the company, where a larger real estate company might have a 
larger project management in-house, whereas others have to look for these externally. Current 
accounting rules are not too clear on which way that is correct and currently poses quite a gray 
area for companies to report in the way that feels most natural for their business, according to 
Johnson. Agreeing on accounting standards regarding this is therefore one step in increasing 
real estate market transparency going forward, according to Johnsson. 
 
Even though countries like UK, Belgium and other countries might have more transparent real 
estate performance measurement indices with e.g. more frequent index publications 
compared to Sweden, Johnsson thinks that Sweden has a lot to speak for when it comes to 
transparency. For example, Sweden has standardized lease agreement documents and mostly 
standardized purchase agreements compared to some Anglo-Saxon countries where contracts 
are to a lesser extent standardized, but also much larger in terms of number of pages. 
Furthermore, the transaction process is also highly standardized in Sweden. This should 
facilitate for foreign investors when entering the Swedish market compared to some other 
countries, according to Johnsson. 
 
Johnsson has a mixed opinion when it comes to the benefits of pursuing an even greater 
amount of real estate market transparency in Sweden. On the one hand, a lack of transparency 
might remove some of the competition during the bidding process for a property, where 
Folksam might be able to acquire a property to a lower price compared to if that bidding 
process were subject to more competition. Of course, more transparency would be preferred 
if a property when divesting a property as that would attract more bidders and further drive 
up the price. So, the degree of transparency that is preferred might depend on if a company is 
a net buyer or net seller in that market. On the other hand, Johnsson admits that a lack of 
transparency would form monopolistic tendencies on Sweden’s real estate market and that the 
market as a whole would benefit more if Sweden’s real estate market was more transparent. 
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The larger companies in that market should benefit in the short-term, but they would be 
harmed in the longer term as the productivity growth falls off. This is reflecting itself in the 
closely-related construction industry today, as some construction companies grew large 
during the Million Programme era in the 1970s. A market economy with perfect competition 
and high levels of transparency should, based on microeconomic theory, maximize market 
efficiency according to Johnsson. 
 
Secondly, a higher degree of real estate market transparency in terms of rents, costs, vacancies, 
yields as well as other metrics are important to be able to screen the company’s portfolio in 
order to quicker compare and benchmark its properties and thus form a view on which 
properties that should be kept, which to be divested and which properties it is defendable to 
deploy more capital in. It will also facilitate setting measurable targets that could contribute 
in forming a path to the company’s success. Having a clear view on this is especially important 
for real estate as the capital invested is often tied to that property for many years to come. 
 
From a principal-agent perspective, it is essential to be able to demonstrate for investors that 
the decisions made have been made out of the highest degree of professionalism and be able 
to pinpoint if some sub-optimal investment decision was made. Without the ability to 
demonstrate or benchmark the performance of the company’s real estate portfolio, it would 
risk forming principal-agent problems were poor investment decisions are made. This is 
harder for an institutional investor, with a broad pool of investors, compared to a company 
with one or few larger investors when the connection between the principal and the agent is 
more apparent. The same need to be able to demonstrate how different decisions were made 
is also applicable for appraisal firms, according to Johnsson. 
 
Johnsson thinks that the accessibility of information when evaluating different real estate 
investments generally is good as it is today in Sweden. The market is relatively small and 
graspable and different industry magazines provide a good coverage on what is going on in the 
industry on a daily basis. Previously, a lot of this information was reserved to those that were 
well-connected in the industry. Even though information might not always be instantly 
available, it is almost always possible to retrieve the information necessary to make a well-
founded investment decision, either by themselves or through consultants. The marginal 
benefit of having access to more information is rather small. 
 
Despite this, there are some factors that might contribute to increase real estate market 
transparency in Sweden, according to Johnsson. Firstly, putting up a requirement to disclose 
purchase prices for all property transactions would be something that would further increase 
transparency. Today, it is mandatory for publicly listed companies, but some smaller funds or 
structures might not want to disclose such information out of various reasons. Secondly, 
digitalization also has the potential to in a more automatic manner collect and compile 
relevant market information in a systematic way. However, it is important to have a quality 
assurance function in such a database in order to minimize errors. Thirdly, increasing the 
frequency of real estate performance measurement index publications is another factor that 
would increase real estate market transparency, according to Johnsson. However, it could be 
difficult to motivate both new companies and companies already reporting to MSCI, as these 
processes are too costly and takes too much time for the individual companies in relation to 
the perceived benefits.  
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Johan Temse, Investment Manager Real Estate at Första AP-fonden (AP1) 
Reasons for AP1 to invest in real estate include the effect of diversification against the other 
asset classes in the overall portfolio, a longer-term protection against inflation and the aim of 
achieving an attractive risk-adjusted return. The fund only invests indirectly in real estate, i.e. 
no investments are made in individual properties or portfolios of individual properties. 
Instead, investments are made in real estate companies, both private and public, or joint 
ventures together with other investors. The properties are managed by the companies 
themselves or outsourced to external property managers. The fund can also invest in fund-
structures which is the traditional way of investing indirectly in real estate. Temse 
acknowledges that the current investment mandate allows for investments in markets globally 
but emphasizes that the strategy is to invest in less peripheral markets, due to the span of 
control. Also, investments need to be currency hedged, making it more difficult to reach the 
required return in markets far away. The fund seeks for value-enhancing alpha components, 
hence not only a beta-exposure towards the overall real estate market. 
 
According to Temse, transparency should be viewed from two perspectives. In the more 
regulated and transparent public real estate market, it’s harder to identify arbitrage 
opportunities. If an investor has the belief of being able to outperform the market, an 
extremely transparent market would make it harder to do so. Hence, as long as informational 
advantages exist due to asymmetric information, a less transparent market is preferable. At 
the same time, if the market one intends to invest in is so opaque that one doesn’t understand 
the underlying fundamentals for investing there, then of course it’s not good. A natural 
component of the considered higher level of transparency in the public sector of real estate is 
the daily pricing of listed securities, that cannot be obtained for the private sector and hence 
doesn’t yield the same volatility in price movements. This can be considered both positive and 
negative, since it doesn’t provide the same basis for comparing investments and valuations. 
 
Comparing Sweden to the global markets, Temse considers Sweden as one of the more 
transparent markets. Compared to qualifying peers, i.e excluding emerging markets and 
smaller economies, the process of identifying the owner of a property is much more straight-
forward in Sweden than i Germany, for example. The access to historic data is good, although 
it’s not as good as for the U.S. or the UK, being two of the leading countries when it comes to 
long time-series, transparency and volume of information. Hence coming in as the top-tenth 
most transparent market globally seems fair. 
 
On the topic of access to data, Temse experiences that many of the consultancy firms collects 
the data without distributing it to the wider market due to business secrecy reasons, whilst in 
other countries there are firms focusing solely on the collection, aggregation and distribution 
of such information to the market, allowing for a completely different level of transparency, 
when there is a common trust that the data is correct. The situation in Sweden is rather that 
most of the consultancy firms have different views and different definitions for common 
objects, instead of trying to agree on one common definition and then coordinating for the 
collection of information accordingly. Temse exemplifies that the U.S. and UK markets seem 
to have solved the dilemma. Although the topic has been discussed throughout the years, the 
consultancy firms still need to gather and agree on definitions for basic data, in order to reach 
a common data standard, with a designated institution responsible for the collection and 
provision of data, possibly owned by the consultancy firms. Such a solution would be much 
more effective, instead of e.g. investors getting 10 different answers and definitions of the CBD. 
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For AP1, common ways of collecting data is through local market actors, such as through 
consultancy firms, research reports, sector- or segment analytics and valuation firms. Due to 
the size of the fund’s current real estate portfolio, current investments also provide valuable 
information. Temse further describes that the membership in MSCI provides the basis for 
benchmarking towards a relevant peer group for each of the fund’s individual real estate 
investments. The information is further processed in order to reach as high a level of fair 
comparison as possible, to really compare apples with apples, which currently poses a 
challenge. 
 
Continuing on the topic of fair comparisons, Temse argues that the fact that properties to a 
large extent are sold as shares of companies today doesn’t pose a direct problem. Historically, 
the reason for this has been to avoid stamp duty. However, from a transparency perspective a 
problem arises since it gets more difficult to analyse the actual market value of the property, 
as of the negotiation around the value of the deferred tax between seller and buyer. The basis 
for the valuation of the deferred tax is seldom made public and differ from deal to deal. Such 
inconsistencies result in observable prices for the transacted companies, but with no 
possibility to observe that breakdown of deferred tax and property value. Hence, current trans-
action practices diminish the transparency for true property market values. In contrast, Temse 
believes that the legal framework and transaction processes in Sweden are fairly straight 
forward, as compared to other countries such as the U.S. and UK.  
 
One reason for lagging behind with regards to performance measurement is possibly the 
frequency of valuations, Temse mentions. Monthly or quarterly valuations in other countries 
allow for more frequent measurement of performance, which might not be demanded to the 
same extent by Swedish investors. The question of frequency of valuations has been debated 
throughout the years, with the appraisers often referring to no new evidence for revising 
existing valuations more frequently than annual. Also, the cost of doing valuations more 
frequently has to be considered. Temse states that one should evaluate the utility of more 
frequent valuations. For a long-term actor like AP1, more frequent valuations would not yield 
any further benefits, although many of the assets are included in indices. 
 
On the topic of the outcome from a potentially more transparent real estate market in Sweden, 
Temse ads that market size and liquidity plays an important factor for larger actors like 
pension funds. Chinese or American pension funds might primarily look for opportunities in 
the UK, France and Germany instead of Sweden due to their relatively larger size. 
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6. Analysis 
Results obtained throughout the series of interviews conducted point towards different 
aspects of the spectrum of aspects that has could have connections to real estate market 
transparency as defined and measured in the JLL GRETI. This section begins with an overall 
summary of the main findings together with a further theorization of some of the key issues 
that to a certain extent prevent an increase of transparency on Sweden’s real estate market 
based on this thesis empirical findings. 
 

6.1. Exploring Views on Real Estate Market Transparency 
6.1.1. Defining Real Estate Market Transparency 
Most respondents agree on the on the question that real estate market transparency can be 
defined as the access to information which facilitates decision making for real estate 
investments. However, as Svantegård the meaning of transparency depends on the back-
ground of the user. Råckle and Jonsson argued that transparency is the availability and 
knowledge about the market, the property and the customer and is a necessity for conducting 
any business at all. Johnsson experiences that transparency on the real estate market 
continuously increases and that Sweden holds a competitive position when it comes to 
comparing the returns of different assets or companies. Hence, it’s clear that Stiglitz (2000) 
initiative of transparency as synonymous to information fits well into current market 
participants views on and definition of transparency. As Johnsson explained, a market 
economy with perfect competition and high levels of transparency should maximize market 
efficiency. 
 

6.1.2. Sellers’ versus Buyers’ Perspectives on Transparency 
Temse argued that transparency is to be viewed from two perspectives, at lower levels as 
increasing the possibility of outperforming the overall market but also at a too opaque level 
diminishing the overall understanding of the investment. The current Swedish real estate 
market provides two general levels of transparency due to the listed and unlisted sector of 
assets. Also, Johnsson talked about the possibility of transparency removing some of the 
competition during the bidding process for a property, enabling the acquisition of a property 
at a lower price than would otherwise be possible. The preference of transparency hence dep-
ends on whether one is a seller or buyer in the market and on the level of informational 
advantage. A buyer with an informational advantage would prefer less transparency, resulting 
in lower competition and possibly acquisitions at lower prices. A seller however, having the 
informational advantage as described by Ackerlof (1978), would strive for as high a level of 
transparency as possible in order to reach the highest level of competition as possible, enabling 
as high a price as possible. Further, the preference of lower or higher levels of transparency 
depends on whether or not one is a net buyer or seller, i.e. the net outcome of a simultaneous 
selling or buying process is positive (net buyer) or negative (net seller). This could further vary 
throughout the economic cycle. Evidence provided by Temse also supported findings by 
Garmaise and Moskowitz (2002) that market participants mitigated information asymmetries 
by purchasing properties in nearby markets rather than distant. 
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6.1.3 Continuous Update of Index Methodology  
Real estate market transparency has also been found to be more of a continuum, referring to 
the continuous addition of new variables through time within the index that’s most broadly 
used in measuring real estate transparency, the JLL GRETI. This suggest that in order for the 
overall spectrum of users to be able to track countries over time, historic country scores should 
be simulated using the latest index methodologies. The results showed less deviation from the 
mean with regards to both composite scores and rankings for the different cohorts throughout 
the years when comparing nominal scores to recalibrated ones using the latest 2018 index 
methodology. In addition, the average composite score changes throughout the years point 
towards a general increase in transparency when comparing nominal and recalibrated scores. 
As Kytömäki explained, one also has to recognize the different types of economies that are 
present within a set of countries compared against each other in an index. Whilst Sweden has 
more characteristics of an economy to a larger extent supported by public bodies than for 
example U.S. and the UK, where less public body support and more market characteristics are 
prevalent. It is not clear if the Gold Standards in the JLL GRETI are seen through the lens of 
an Anglo-Saxon market economy and if this has an effect on the composite scores Sweden 
attained in the JLL GRETI. However, the possibility of it being so should not be rejected, since 
all of the Swedish interviewees believed that Sweden should deserve a better spot in the 
GRETI. However, one should acknowledge the potential existence of biases from these 
interviewees. 
 

6.2 Exploring Suggestions for Improving Real Estate Market 
Transparency 
6.2.1 Performance Measurement 
Svantegård did not believe that the frequency of valuations for indices constituted any issue, 
but instead how to convince property owners to contribute to the index due to high costs. 
Johnsson brought up the possibility of publicly listed companies having the perception that 
the value of their assets is indirectly reflected in the price of the stock, decreasing the incentive 
to contribute to additional indices. Hence, increasing contribution from such companies has 
the potential to increase transparency with regards to performance measurement. As Temse 
also explained, the preferred frequency of valuations will depend on the investment horizon 
of the investor in that a longer-term investor might not obtain the same utility of more frequent 
valuations as a shorter-term investor, ceteris paribus. Johnsson however believes that 
increasing the frequency of real estate performance measurement index publications would 
increase real estate market transparency. However, it could become difficult to motivate 
contributing companies to increase the frequency of valuations due to costs in relation to 
perceived and obtained benefits. Increasing the frequency of valuations that underlie 
performance measurement index publications might very well provide a boost in real estate 
market transparency, as defined by JLL GRETI due to the relatively highest weight of the sub-
index variable performance measurement compared to other sub-index variables. Change of 
methodology from year to year and the importance of providing historical rankings and scores 
based on that latest methodology. This would allow for a better incorporation for the decision 
on hurdle rates etc. 
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6.2.2. Data Standards 
Svantegård proposed a data standard for elements such as a rent-roll, standardizing what the 
rent includes such as if its triple-net, with or without discount or with or without additional 
services. This standardization also has to follow when uploaded in a rent database to maintain 
consistency and provide an accurate picture, as supported by Lindfors & Åldstedt (2013) and 
removing the effects on the discrepancy between actual rents and market rents through the 
indirect tenure discussed by Katzler et al (2012). According to Johnsson a databases’ quality 
and consequently its longevity is dependent on the stringency in reporting for example 
property related costs. Another example might be project management costs conducted by in-
house employees or external consultants and if these are activated on the balance sheet or 
expensed on the income statement, possibly distorting the information obtained by MSCI. 
This further requires a wider agreement regarding accounting rules, which currently poses a 
grey area according to Johnsson. Market actors, such as consultants need to gather and agree 
on definitions for basic data in order to be able to reach a common data standard (Temse, 
2019). Data standards seem to fall within the sub-index market fundamentals, in order to 
facilitate for structured databases. 
 

6.2.3 Data Disclosure 
Råckle & Jonsson used the term internal transparency to describe the general access to 
information within their organization. Lindfors & Åldstedt (2013) have used the terms official 
and unofficial transparency.  On the topic of rent levels, Råckle & Jonsson did not oppose the 
possible disclosure of such information for individual properties, since the main areas of 
improvement with regards to transparency lie within more openly disclosing rent information, 
according to Jonsson. 
 
Today, most actors seem to have close estimates of it either way, making the confidentiality 
surrounding it an obstructing factor. Råckle & Jonsson however believe that it might prove 
difficult to provide sufficient incentives for the individual property owners to provide rent 
levels for individual properties, due to the risk of creating informational advantages. Johnsson 
further requested higher levels of disclosure with regards to costs, vacancies, yields as well as 
other metrics necessary for the screening of portfolio analyses. Additionally, Johnsson 
proposed a requirement to disclosing transacted property prices while Temse argued that 
separating the components of transacted property prices, consisting of both the underlying 
property itself but also deferred tax, would facilitate for more transparency in observing and 
analyzing true market values, due to non-disclosed basis for deferred tax valuation. Properties 
sold as parts of portfolios in different cities, regions and countries further aggravates the 
understanding of underlying property values. 
 
Temse experiences a lower level of data disclosure in Sweden compared to other countries 
such as the U.S. and UK. This seem to explain the fact that Sweden in fact is lagging behind 
both U.S. and UK with regards to the sub-index variable market fundamentals, where Sweden 
in the 2018th edition of the JLL GRETI ranked 32 globally. In summary, this level of internal 
transparency, implying information accessible through networks or different search queries 
rather to being available at hand, might suggest that Sweden could deserve a higher composite 
score in the sub-index Market Fundamentals than the JLL GRETI can capture.  
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In order to facilitate for disclosing data on for example rent levels, Råckle & Jonsson and 
Kytömäki suggested that the information be anonymized, making it difficult to connect indi-
vidual contracts to individual premises. 
 

6.2.4. Information Platforms 
The disclosure of rent levels would require upload and access to a public platform according 
to Råckle & Jonsson. According to Johnsson digitalization has the potential to collect and 
compile relevant market information in a systematic way. Such a designated institution, 
responsible for the collection and provision of data could possibly be jointly owned by the 
consultancy firms (Temse, 2019). Kytömäki described how the setup of such a platform would 
require horizontal integration to a large extent, however vested interests in vertical 
technologies due to legacy-related issues could constitute a barrier for such horizontal inte-
gration. The availability of information through platforms/ databases with regards to 
information such as buildings, leases and property transactions falls within the sub-index 
variable market fundamentals and hence seem to explain the fact that Sweden in fact is lagging 
behind both U.S. and UK, where Sweden in the 2018th edition of the JLL GRETI ranked 32 
globally. 
 

6.3. Exploring Challenges in Implementation 
6.3.1. Few Market Actors 
Despite actors overall has a positive view on increasing real estate market transparency in 
Sweden, there seems to exist a ‘Goldilock’ zone on how much transparency actors on the real 
estate market prefer. Not fully disclosing deal information openly seems to be a silent agree-
ment between the larger real estate investors in Sweden, therefore allowing and accepting 
actors on the real estate market to exploit arbitrage opportunities. This shares some 
characteristics with an oligopolistic market structure, more specifically Bertrand competition, 
where actors on the market mutually can set prices to jointly maximize profits (Perloff, 2017). 
This should however not be a market structure that is unique to Sweden but could have an 
impact on the incentives on increasing real estate market transparency overall. 
 
As microeconomic theory suggests, this will lead to an inefficient outcome for the market as a 
whole (Perloff, 2017). A comparison can be made between the tax assessment values for 2016 
for the largest entities owning properties taxed as residential excl. tenant-ownership 
associations and rental units excl. residential to the total stocks tax assessment value of SEK 2 
897 118 million. One can see that there are rather few companies owning a quite large share of 
the total stock in terms of tax assessment value (Datscha 2019; SCB, 2016), as depicted in 
figure 22 below. 
 
For example, the twenty largest entities owning real estate by tax assessment value owns 
approximately 19 % of the total stock taxed as rental units (Datscha, 2019; SCB, 2016; own 
calculation). To get a more accurate picture, market values should have been used. However, 
these are not widely available. Instead, tax assessment values are used as a proxy, as these 
values are set to represent 75 % of the most probable market value two years prior to the 
taxation year (Skatteverket, 2019). 
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Figure 22: Cumulative ownership share for the N largest entities owning real estate of 

Sweden’s total real estate stock taxed as rental units, by tax assessment value 2016. Source: 
SCB, 2016 & Datscha, 2019a. Own calculation and illustration 

 
We let future research determine the appropriate cut-off for where an oligopolistic market is 
said to exist, but it could however be argued that the Swedish real estate market shares 
characteristics with such a market due to some actors allegedly having information advantages 
over others and have some interest in letting it remain so, perhaps drawing benefits by 
influencing the price some actors are able to acquire properties for. There might not be an 
oligopoly for the entire real estate market, but it should not perhaps be neglected that some 
local oligopolies exist in terms of segments or geographies. 
 
6.3.2. Prisoners’ Dilemma in Implementation 
Some suggestions on actions to increase real estate market transparency have been mentioned 
in several interviews. One of these points is enriching the available information regarding 
rents, ideally for individual properties. Another is creating an industry-wide rent roll and 
setting definitions for different key metrics. These are features that on the aggregate could 
increase real estate market transparency in a beneficial way according to some of the 
interviewed actors. However, making this data somewhat openly available will require the 
individual actor to disclose the information to some common data platform, where no actor 
necessarily wants to be the first in disclosing this information. This ‘Catch 22’ phenomenon 
was also mentioned by Lindfors & Åldstedt (2013). Thus, an incentive problem, in other words 
a prisoners’ dilemma within game theory, seems to exist. To theorize the problem, one can 
view this incentive problem as a sequential game, where the first mover, i.e. an individual 
company, has a disadvantage when disclosing information, conceptualized by Figure 23 
below: 
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Figure 23: Sequential game tree conceptualizing the Prisoners’ dilemma in opening up and 

sharing market information across the real estate industry in Sweden. Based on: Perloff, 
2017. Own illustration. Note: the numbers are arbitrary and are set to conceptualize the 

incentive problem identified from interviews 
 

As can be quickly concluded in the Figure 23 above, the Nash equilibrium is found in output 
D whereas the socially optimal output is found in output A. Thus, the industry is locked in a 
stage in none being willing to open up information to each other, promoting real estate market 
transparency by improving the composite score in the Market Fundamentals sub-index in the 
JLL GRETI, which is the sub-index where Sweden is lagging behind. 
 
To elaborate on this, the sequential game in Figure 23 is illustrated from the perspective of an 
individual actor on Sweden’s real estate market. The rest of the real estate industry does of 
course not move in unison but is grouped together to illustrate the issue. Instead, the game 
conceptualized above is played by thousands of actors active on the real estate market in 
Sweden. In Figure 23 above, the green path represents the socially optimal output, yielding a 
total market benefit of the arbitrary number 20, i.e. output A. 
 
However, we can see that if an individual firm takes the lead in opening up and sharing its own 
information with others, the rest of the real estate industry would welcome it as an opportunity 
to benefit from information asymmetries and therefore would not in turn choose to open up 
and share its own market information themselves, resulting in output B if no agreement in 
jointly opening up information exists. With the individual firm being rational, knowledgeable 
and utility-maximizing, it lies in the individual firm’s best interest in not opening up market 
information at all. If the individual firm chooses to go that path, the rest of the industry will of 
course not choose to open up information themselves and freely giving away information 
advantages to its competitors, in that case landing in outcome C. 
 
Instead, the real estate industry is still in some respects stuck in outcome D which is a Nash 
equilibrium in a Prisoners’ dilemma game. In this outcome, the market actors accept each 
other’s possibilities to exploit arbitrage opportunities, which benefit these actors, albeit not 
for the market as a whole in the long run. The Nash equilibrium path is colored in orange in 
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Figure 23 above. In other words, there is no incentive for an individual actor to single-
handedly promote real estate market transparency by opening up and sharing market infor-
mation, even though it would benefit the market as a whole. 
 

6.3.3. Overcoming Challenges in Implementation 
So, what are possible ways to overcome this Prisoners’ dilemma, i.e. making the Nash 
equilibrium coincide with the socially optimal outcome? In other words, how can an industry 
standard or data platform with real estate market information be created where individual 
market actors have incentives to share information and thus increasing transparency on 
Sweden’s real estate market as a whole?  One way is by signalling (Perloff, 2017), with the rest 
of the industry jointly signalling that they are willing to open up and share more real estate 
market information through communicating thus influencing individual actors’ behaviour. A 
trusted third-party, perhaps an organization such as Datscha or Fastighetsägarna, could be 
engaged to steer the process. By adding features to this industry platform in a stepwise fashion 
creates the characteristics of a repeated game, which is another method in escaping a 
Prisoners’ dilemma (Perloff, 2017). Similar discussions have however proceeded throughout 
the years, which could make one question industry actors’ perceived benefits in opening up 
more market information. 
 
Another option is by threatening to punish, i.e. creating an industry standard and penalizing 
those who refuses to share their information or join an industry-wide data platform (Perloff, 
2017). This option would probably however be met with resistance from industry actors, as 
each company have their own databases and ways of doing things, or verticals as Kytömäki 
puts it, making it difficult for somebody to set a standard for others to follow. 
 
The interviews also gave rise to a fourth option that could facilitate in increasing the sharing 
of market information and furthermore increasing real estate market transparency. This 
would be to aim for minimizing the perceived loss of giving away information on individual 
properties by anonymizing data uploaded on a real estate market information platform. By 
making it impossible to connect information to an individual property or tenant, but still 
making the information available from different predictive models, the same level of infor-
mation would be available without any individual actor feeling that they have given away their 
own information regarding rents, costs, yields on acquisitions or divestments etc. 
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7. Conclusion 

The conclusion provides the main conclusions from the analysis and also presents 
suggestions for further research. 
 
The main research question aimed at exploring the prerequisites for Sweden to increase its 
real estate market transparency. Sub-questions included an evaluation of transparency’s 
relevance, index methodologies, representativeness, areas of improvement, barriers to 
increase transparency and the main stakeholders for increasing real estate market trans-
parency in Sweden. 
 
Evidence from conducted interviews support that market participants in general favour a high 
degree of transparency for the overall market but might favour lower or higher levels 
depending on what side of a property transaction one represents. An analysis of Sweden’s 
historical rankings and composite scores revealed less variation than what can be obtained 
from the individual semi-annual GRETI publications, motivating disclosure of historic 
rankings and composite scores based on the latest applied index methodology. Thus, the 
revision the index methodology shows signs that the index is produced fairly, however the data 
availability that exists in Sweden makes Sweden’s composite score attained in the sub-index 
Market Fundamentals questionable. 
 
The idea of further increasing the degree of real estate market transparency have been 
welcomed by the interviewed industry actors, as it provides a foundation for the real estate 
market to function efficiently. There are certain areas where there exists demand in increasing 
transparency. Potential improvements mainly lie in increasing data disclosure, data 
standards, distribution of data through information platforms as well as increasing the 
reporting frequency of real estate performance measurement indices. Furthermore, reporting 
rent information on a more granular level is also a feature demanded by industry actors. To 
further digitize this information in a database, the authors recommend anonymizing such data 
to prevent the leakage of perhaps sensitive information and to further standardize and 
digitalize lease agreements to make this process more autonomous and manageable for 
affected parties. It is also recommended to separate purchase prices and latent capital gains 
tax deductions on a per-property basis to increase the market coverage of comparable sales. 
 
Such improvements however require industry-wide agreements for setting such standards, 
where different types of actors have different levels of incentives and benefits for accepting 
such agreements. A co-owned, trusted institution can act as a trustable partner in increasing 
the sharing of real estate market data on a more granular level. There are examples of this 
abroad in countries ahead of Sweden in the JLL GRETI. These are primarily larger actors with 
longer investment horizons, extensive in-house market knowledge that are well-connected 
within the industry that already satisfy the need of market information needed to assist 
decision making in their business. Another barrier hindering further data disclosure and 
information sharing can be conceptualized using game theory; actors want to contribute to 
increasing real estate market transparency in Sweden, but it depends on other actors doing so 
as well. 
 
A Prisoners’ dilemma appears, creating difficulties in providing incentives for disclosing 
information. This could potentially be overcome through industry collaboration that signals 
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willingness to create new industry standards, different penalties for not conforming to 
standards and anonymization of property- or tenant-specific data that could reduce the 
perceived loss in sharing more information openly. 
 

7.1. Suggestions for Further Research 
This study takes on a Sweden point of view in terms of improving real estate market 
transparency; the conclusions drawn herein are therefore not intended to be applicable for any 
other country. Albeit, inspiration might be drawn from this thesis to initiate similar research 
processes in other countries. We therefore suggest future studies abroad to be introspective 
on how that individual market can improve its real estate market transparency. 
 
Improving real estate market transparency is, in our point of view, a slow process that needs 
to gather and engage a plethora of different stakeholder groups over a long period of time. In 
this thesis, only a few of these have been interviewed. The next step, according to us, is to 
initiate a wider forum across the industry to get a broader and engagement, seemingly 
necessary to increase real estate market transparency. Hence, future research should focus 
specifically on how to set up a joint organization for satisfying the industry’s need for data 
standards, disclosure and information platforms. 
 
The time needed to improve real estate market transparency for an already quite transparent 
market is partially supported by the re-calibrated GRETI composite score time-series in 
Figure 23 (McAuley, 2019) Increasing transparency involves numerous steps. Applying the 
Designing an Accommodation Strategy (DAS)-framework in the context on designing a 
strategy for increasing transparency on Sweden’s real estate market, we have only scratched 
the surface on what is supplied, what is demanded and what the mismatch is in terms of 
transparency on the real estate market in Sweden. Further studies could proceed further along 
the phases in the DAS-framework and finally create a long-term step-by-step plan on how 
different stakeholders in Sweden should act to promote real estate market transparency (de 
Jonge et al, 2009). 
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9. Appendix 
 
9.1. Appendix 1: Factors in 2018 JLL GRETI 

Sub-
Index 14 Topics Factors (186 Total) 
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t Direct Property Indices 

Existence of Direct Property Index 
Reliability of the Index and Extent to which it is Used as a Benchmark of Performance 
Type of Index (Valuation Based vs. Notional) 
Length of National Direct Property Level Returns Index Time Series 
Size of National Institutional Invested Real Estate Market 
Market Coverage of Direct Property Index 
Length of City-Level Direct Property Returns Index Time Series 
City-Level Private Real Estate Index Publication Frequency 
Size of City Institutional Invested Real Estate Market 

Listed Real Estate Securities Indices 

Dominant Type of Listed RE Securities (i.e. long term holders of real estate vs. homebuilders and conglomerates) 
Use of Listed Real Estate Securities Data on the real estate market 
Years Since the First Commercial Real Estate Company was Listed 
Value of Public Real Estate Companies as % of GDP 
Existence of a Domestic Listed Real Estate Index and Its Use as a Benchmark 
Existence of an International Listed Real Estate Index and Its Use as a Benchmark 
Length of Public Real Estate Index Time Series 

Private Real Estate Fund Indices 
Existence of a Domestic Fund Index and Its Use as a Benchmark 
Existence of International Fund Index and Its Use as a Benchmark 
Length of Unlisted Fund Index Time Series 
Existence of Unlisted Fund Indices for Distinct Investment Styles (i.e. core vs. higher-return) 

Valuations 

Independence and Quality of Third-Party Appraisals 
Use of Market-based Appraisal Approaches 
Competition in the Market for Valuation Services 
Frequency of Third Party Real Estate Appraisals 
Availability of Appraisal Assumptions 

M
ar
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un
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m
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ls

 

Market Fundamentals Data 

Existence and Length of Time Series on Property Rents (Office, Retail, Industrial, and Residential)  
Existence and Length of Time Series on Take-up/Absorption (Office, Retail, Industrial, and Residential) 
Existence and Length of Time Series on Vacancy (Office, Retail, Industrial, and Residential)  
Existence and Length of Time Series on Yields/Cap Rates (Office, Retail, Industrial, Residential, and Hotels) 
Existence and Length of Time Series on Capital Values (Office, Retail, Industrial, Residential, and Hotels)  
Existence and Length of Time Series on Investment Volumes (Office, Retail, Industrial, Residential, and Hotels)  
Existence and Length of Time Series on Revenue per Available Room for Hotels  
Existence and Geographical Coverage of a Database of Individual Buildings (Office, Retail, Industrial, Residential, Hotels)  
Existence and Geographical Coverage of a Database of Leases (Office, Retail, Industrial, Residential, Hotels) 
Existence and Geographical Coverage of a Database of Property Transactions (Office, Retail, Industrial, Residential, Hotels)  
Proportional Coverage of Databases on Individual Buildings (Office, Retail, Industrial, Residential, Hotels) 
Proportional Coverage of Databases of Leases (Office, Retail, Industrial, Residential, Hotels)  
Proportional Coverage of Databases of Property Transactions (Office, Retail, Industrial, Residential, Hotels) 
Institutional Investment Market for Alternatives (Parking, S. Housing, Self-Storage, Medical Offices, Hospitals, Data Centres, Student Accom., Serviced 
Apart's) 
Existence and Coverage of Databases for Alternatives (Parking, S. Housing, Self-Storage, Medical Offices, Hospitals, Data Centres, Student Accom., 
Serviced Apart's) 

G
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nc
e 
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Financial Disclosure 

Stringency of Accounting Standards 
Level of Detail in Financial Statements 
Frequency of Financial Statements 
Data Disclosure by Listed Vehicles 
Availability of Financial Reports in English 

Corporate Governance 
Manager Compensation and Incentives 
Use of Outside Directors and International Corporate Governance Best Practice 
Alignment of Interests / Shareholder Power 
Free Float Share of the Public Real Estate Market 

R
eg

ul
at

or
y 

an
d 

Le
ga
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Regulation 

Extent to which the Tax Code is Consistently Applied for Domestic Investors 
Extent to which Real Estate Tax Rates are Predictable for Domestic Investors 
Extent to which the Tax Code is Consistently Applied for Foreign Investors 
Extent to which Real Estate Tax Rates are Predictable for Foreign Investors 
Existence of Land Use Rules and Zoning 
Predictability of Changes in Land Use and Zoning 
Enforcement of Land Use Rules and Zoning 
Existence of Building Codes and Safety Standards for Buildings 
Enforcement of Building Codes and Safety Standards for Buildings 
Simplicity of Key Regulations in Contract Law 
Efficiency of the Legal Process 
Level of Contract Enforceability for Domestic Investors 
Level of Contract Enforceability for Foreign Investors 

Land and Property Registration 

Existence of Land Registry 
Accessibility of Land Registry Records to Public 
Availability of Title Insurance 
Accuracy of Land Registry Records 
Completeness of Land Registry Records on Ownership 
Completeness of Public Records on Transaction Prices 
Completeness of Public Records on Liens and Easements 
Existence of Property Beneficial Ownership Records 
Accessibility of Beneficial Ownership Records to Public 
Enforcement of Beneficial Ownership Disclosure Legislation 

Eminent Domain / Compulsory Purchase 
Notice Period Given for Compulsory Purchase 
Fairness of Compensation to Owners in Compulsory Purchase 
Ability to Challenge Compulsory Purchase in Court of Law 

Real Estate Debt Information 

Existence and Length of Time Series on Commercial Real Estate Debt Outstanding 
Existence and Length of Time Series on Maturities and Originations of Real Estate Loans 
Existence and Length of Time Series of Delinquency and Default Rates of Commercial Real Estate Loans 
Availability of Data on Loan-to-Value Ratios for Commerical Real Estate Loans 
Availability of Data on Margin Rates for Commerical Real Estate Loans 
Requirements for Lenders to Monitor Cash-Flows and Collateral Value of Property with Loan Facilities 
Requirements for Lenders to Carry Out Real Estate Appraisals 
Penalties for Non-Compliance with Requirements 

Tr
an

sa
ct

io
n 

Pr
oc

es
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Sales Transactions 

Quality and Availability of Pre-Sale Information 
Fairness of the Bidding Process 
Confidentiality of the Bidding Process 
Professional and Ethical Standards of Property Agents 
Enforecement of Professional and Ethical Standards of Property Agents 
Existence of Anti-Money Laundering Regulations 
Enforcement of Anti-Money Laundering Regulations 

Occupier Services 

Availability of Professional Third-Party Facilities and Project Management Companies 
Providers of Property Management Services Known to Occupiers 
Service Expectations for Property Management Clear to Occupiers 
Alignment of Occupier and Property Manager Interests 
Frequency of Service Charge Reconciliation 
Accuracy and Level of Detail in Service Charge Reports 
Ability for Tenants to Audit Landlord's Accounts and Challenge Discrepancies 
Consistency of Property Measurement Standards 

Su
st

ai
n

ab
ili

ty
 

Sustainability 

Existence of Green Building Financial Performance Index 
Existence and Usage of Green Building Certification System 
Existence of Carbon Reporting Framework 
Existence and Use of Energy Benchmarking System 
Existence and Coverage of Minimum Energy Efficiency Standards for New Buildings  
Existence and Coverage of Minimum Energy Efficiency Standards for Existing Buildings 
Existence and Use of Green Lease Framework 
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9.2. Appendix 2: Interview guide for interview held with Matthew 
McAuley, Senior Analyst at JLL Global Research 
 
Interview held by telephone 28 March 2019 between 3 - 3:30 pm 
 

9.2.1. General 
● General intro about us, timeframe around 1 hour, consent to record? 
● Make McAuley aware that what is said, if applicable to the thesis, might be used in the 

thesis. Offer possibility for read-through and remark on any potential 
misinterpretations from our side or anonymize any/all of McAuley’s responses prior to 
publication. 

● Confidentiality: Does McAuley want to be anonymous and to what extent can we write 
about the data (for now, the Global Real Estate Transparency Survey) in our thesis? 

● General intro about the purpose of the thesis and why we have chosen to focus on 
performance measurement 
 

9.2.2. Introduction 
● Briefly elaborate on the GRETI project, its history and why JLL decided to initiate it 
● Are individual markets, to your knowledge, following the GRETI publications? 
● Does JLL conduct any advisory to individual markets with regards to increasing those 

individual markets transparency? 
○ If so, what did you advise them? 
○ If not, why not? 
○ In general, whats the view on increasing transparency (market participants vs 

countries overall) 
● Do you provide “transparency” snapshots by individual market/country basis? 

○ If so, can we have them/see them somehow? (For UK, US, Australia, France, 
Japan, Netherlands, Canada, New Zealand, Switzerland, Singapore and 
Sweden) 

○ Or do you know any other source where this data is presented in a structured 
manner? 

● Are you aware of any efforts that an individual market has undertaken to increase their 
transparency as a direct response to your GRETI publications? 

○ If so, what did they do? 
● To what extent do you think investors value/look at real estate market transparency? 

○ Transparency’s impacts on yields etc? 
 

9.2.3. Sweden 
● In the JLL GRETI 2018, Sweden gained 10th place in the overall rank and 11th in the 

Performance Measurement sub-index. Can you spontaneously come up with any 
reason why Sweden is not number one in performance measurement? 

○ Please explain 
○ What would you advise Sweden to do to overcome these problems? 

● Do you believe that real estate transactions through companies are problematic from 
a transparency/performance measurement perspective? 

● Is it that important to be number one anyway? 
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● Any other remark for the other sub-indices? 

9.2.4. Frontrunner market examples/”Gold standards” 
● If possible, within the performance measurement sub-index, what would you say has 

the strongest impact on the score? Do frontrunner markets have some common factor 
that you have observed? 

 
● What can Sweden learn from these frontrunner markets? 

○ Is it feasible (legal/economical/since Sweden is a small country) for Sweden to 
undertake these activities, from your point of view? 

○ Any potential “light” version of what the other countries are doing that might 
instead be feasible? 
 

9.2.5. Index methodology 
● What about the underlying background for setting the weights for performance 

measurement, as well as the other sub-indices? How did you come by setting these 
weights? 

○ What are the assigned weights for the broad sub-indices under the performance 
measurement subindex (i.e. direct property indices, listed real estate securities 
etc.)? 

● What are your thoughts on the Swedish performance measurement score development 
throughout the years? 

○ Possible to obtain historic time-series? 
 

9.2.6. Meta insights (GRETI overall) 
● In general, has the strongest effect on scores come from a change in the evolution of 

the index methodology, such as changing the number of variables, or from 
including/excluding countries or from actual improvements/failures for respective 
countries? 

○ Consider Sweden on the 4th place back in 2010. What happened then? 
■ Any domestic event, to your knowledge, that caused Sweden to gain 

ranks? 
■ Are you conducting any efforts to ensure that a market’s transparency 

composite score is measured consistently over time? 
■ You continuously add new variables/factors in the GRETI. Are the 

“requirements” for transparency increasing over time or is it a fixed 
definition? How can a time-series of GRETI scores/ranks be 
interpreted? 

■ Is it possible to obtain the re-calibrated historic time-series according 
to the latest index definition, preferably on sub-index level? (see below) 

 
“Since we launched the Index 20 years ago, its components have evolved and been refined 

to reflect the changing requirements of cross-border investors and corporate occupiers. 
Therefore, to enable comparisons to be made across time, we have recreated an historic 

Transparency Index based on current weights and questions. We should like to emphasise 
that the recalibrated historic Indices differ from those published at the time of each survey.” 

(JLL, 2019). 
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● How do you make sure that GRETI composite scores can be compared across 
countries? 

○ Objective vs. subjective factors 
○ The Global Real Estate Transparency Survey; do you, and if so how, control for 

that the subjective factors are reported in as consistently as possible to 
minimize subjectivity and maximize comparability? 

○ Do you think there could be incentives for an individual country to “boost” its 
transparency scores (Adverse Selection/Moral Hazard)? If so, are there 
mechanisms to prevent this apart from the local to regional to global 
coordinator review? 

■ Transparency correlation with investment volumes etc.  
 

 
Figure 26: Sweden composite scores and ranking time-series in the JLL GRETI. Source: 

JLL, 2004-2018 
 

“Major additions were made to incorporate a greater number of quantitative measures of 
investment performance and market fundamentals. In each of these two areas, general 

questions were divided into many different granular questions to better capture nuanced 
differences between markets. In all, 50 new factors were added by decomposing general 

questions into more detailed questions (JLL, 2019).” 
 

9.2.7. Concluding remarks 
● Is there anything else that you would like to add? 
● Is there anybody else that you think we should talk to? 
● Greatest gratitude for contributing with valuable insights to our thesis. 
● Can we contact you or someone on the GRETI team in the future for potential further 

questions that might arise? 
● Would you like a read-through in the end prior to publication? 
● Access to the final paper? 



 

 80 

9.3. Appendix 3: Interview guide for Magnus Svantegård, Chief 
Product Officer at Datscha, Senior PropTech Advisor at Stronghold 
Invest, Member of the Board at Newsec Nordic Advisory and co-
founder of the Nordic PropTech Initiative, 10 April 2019 
 
The interview was held 10 April 2019 at Stronghold’s office in Stockholm. 
 
Note: The interview guide has been translated into English to conform with this thesis’ 
language  
 

9.3.1. General 
● Time frame one hour. Permission to record? 
● Make Magnus aware of what is said, if applicable for the thesis, can be used in the 

thesis. Offer read-through and the possibility to remark any misunderstanding and the 
ability to at any time request anonymity for parts or all of Magnus’ answers prior to 
publication. 

● General intro and background to why we have decided to write a thesis about real estate 
market transparency 
 

9.3.2. Introduction 
● Please tell us a little bit about yourself and your background in the real estate industry. 

What does your roles at Newsec Nordic Advisory, Stronghold, Datscha and Nordic 
PropTech Initiative comprise of? 
 

9.3.3. Transparency 
● In this thesis, we define transparency as the access to information which facilitates 

decision making for real estate investments. 
○ Is there anything you would like to add on to that definition? 
○ In what way do you think that transparency creates value on the real estate 

market and for investors? 
● If we follow Baum’s (2017) PropTech and FinTech taxonomy, Datscha is categorized as 

a Real Estate FinTech company. Do you see yourself as an actor that contributes to an 
improved real estate market transparency? 

○ If that is the case, how does Datscha contribute to an improved real estate 
market transparency? 
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Figure 27: The PropTech Industry Verticals: Source: Baum, 2017 

 
● From a global perspective, what possible reasons can you see that explains why Sweden 

currently is not the most transparent real estate market in the world? 
● What activities would you propose to contribute to an improved transparency on the 

Swedish real estate market? 
● Besides Datscha, Stronghold Invest is invested in a couple of other PropTech 

companies: Tessin, Workaround and Mestro 
○ Please provide a short description of these companies, how they fit into 

Strongholds company portfolio and how they eventually contribute to an 
improved real estate market transparency 

○ Are there any other types of PropTech companies that Stronghold Invest would 
like to add to that portfolio (confidentiality is especially important on this 
question)? 

■ How would that company, in that case, contributed to an improved real 
estate market transparency? 

● You have, except from your roles at Datscha and Stronghold Invest, a couple of other 
roles. Are there any other activities connected to an improved real estate market 
transparency in Sweden that is done on Newsec, KTH-MIT Senseable Stockholm Lab 
or Nordic PropTech Initiative that you know of or would like to tell us about? 
 

9.3.4. Frontrunner markets/”Gold standards” 
● During recent years, Datscha has launched in both UK and Finland 

○ What differences and challenges did you see in these countries with building 
the Datscha product connected to transparency compared to Sweden? 

○ Was there anything in UK or Finland that was remarkably easier/harder 
connected to building the Datscha product? 

■ What can Sweden learn from this? 
○ What do you consider that is needed to be done in Sweden in order to reach the 

same level of real estate market transparency as in the UK? 
○ If you had the opportunity to do anything you want to increase real estate 

market transparency in Sweden, what would you have done in that case? 
■ Is this possible to do in Sweden today? Why/why not? 

● You are a relatively famous figure within PropTech; according to some rankings, you 
are one of the most influential persons within PropTech in the world. Thus, you 
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probably possess quite a lot of knowledge on what is happening on the global PropTech 
scene. 

○ What types of PropTech companies globally do you know of that actively 
contributes to an increased real estate market transparency (connected to 
better information for investors)? 

■ Are these business ideas something that Sweden would be able to 
adopt? 

● Why/why not? 
 

9.3.5. Concluding remarks 
● Is there anything else that you would like to add? 
● Is there anybody else that you think we should talk to? 
● Greatest gratitude for contributing with valuable insights to our thesis. 
● Can we contact you or someone on the GRETI team in the future for potential further 

questions that might arise? 
● Would you like a read-through in the end prior to publication? 
● Access to the final paper? 

  



 

 83 

9.4. Appendix 4: Interview guide Swedbank, 11 April 2019 
 
Interview held with Göran Råckle, Head of Real Estate Analysis, and Sören Jonsson, Real 
Estate Analyst at Swedbank 11 April 2019 at Swedbank’s Headquarters in Sundbyberg 
 
Note: The interview guide has been translated into English to conform with this thesis’ 
language. 
 

9.4.1. General 
● Time frame 1h 30 min, permission to record? 
● Make Göran, Sören and Anders aware of what is said, if applicable for the thesis, can 

be used in the thesis. Offer read-through and opportunity to remark any potential 
misunderstandings and provide the option to anonymize parts of or everything of what 
is said prior to publication. 

● A general introduction and background on why we have decided to investigate the 
prerequisites to improve transparency on Sweden’s real estate market 
 

9.4.2. Introduction 
● Please tell us a little bit about yourselves, your roles and your professional background 

○ E.g. different responsibilities/segments/geographies 
● Tell us, briefly, a bit about Swedbank Real Estate Analysis 

○ How was the group initiated? 
○ What is its purpose? 
○ How does the Real Estate Analysis group create value for Swedbank as a whole? 

 

9.4.3. Transparency – Banks 
 
9.4.3.1. Thoughts on transparency 

○ We define transparency as the accessibility of information that facilitates 
decision making for real estate investments and real estate financing 

■ Is there anything else that you would like to add on to that definition? 
○ To what degree do you consider Sweden’s real estate market to be transparent? 

■ Why? 
 

9.4.3.2. Transparency on Sweden’s real estate market 
○ How do you generally consider the accessibility of real estate market 

information today? 
○ Is transparency on the real estate market important for the real estate industry 

as a whole? 
■ In that case, in what way is it important? 

○ Do you experience that the real estate industry actively contributes to improve 
real estate market transparency? 

■ Why/why not? 
○ Are there any types of actors that you know of that does not want real estate 

market transparency improved? 
■ What types of actors (no names or companies need to be mentioned)? 
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■ Why do they not want that? 
■ Is there a way to increase real estate market transparency anyway? 

○ Can there exist drawbacks with a too transparent real estate market? 
 

9.4.3.3. Transparency’s importance for Swedbank 
• Is real estate market transparency important for Swedbank? 

■ In that case, in what way is it important? 
○ What tools are most commonly used for retrieving information as a basis for 

decision making for real estate investments and real estate financing? 
■ Is this easy/hard to retrieve? Reliability? 

○ Is Swedbank using any form of instrument or tool to measure real estate 
returns or performance or real estate price development generally or for 
properties where Swedbank provides financing (e.g. different types of real 
estate price indices?) 

■ Are these reliable in your point of view? 
● If you do, how can these be improved to serve your business 

better? 
● If not, what would be needed for you to consider them as reliable 

enough to be used as decision support for real estate 
investments and real estate financing? 

■ Do you consider properties sold through companies to be problematic 
for the access of real estate market information? 

● In that case, how? 
● How is this affecting Swedbank? 
● Do you think the transaction of properties can be done in any 

other way to provide more reliable real estate market 
information for Swedbank? 

 
9.4.3.4. Reasons behind a lower degree of transparency 

○ According to JLL GRETI 2018, Sweden is ranked 10th on transparency (UK 
number 1) 

■ Why do you think that Sweden is not on number one? 
● What reasons do you see behind why Sweden is not reaching a 

higher degree of real estate market transparency? 
● Do you notice this in any situations? Any difficulties? 

 
9.4.3.5. Actions for improved transparency 

○ Within what areas do you believe that Sweden potentially has an insufficient 
degree of transparency connected to the information Swedbank needs to have 
good decision support within the scope of its business? 

■ Anything general on the real estate market, putting Swedbank’s 
perspective aside? 

■ Any legal changes? New industry standards? Digitization or PropTech? 
○ Do you have any suggestions on what actions can be done to have institutional 

investors or banks enjoy a higher degree of real estate market transparency? 
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9.4.4. Frontrunner markets/”Gold standards” 
From an international perspective: 

○ Do you have, through Swedbank, any experience internationally connected to 
the real estate market? 

■ In that case, what countries? 
■ Are there any substantial differences, compared to Sweden, connected 

to real estate market transparency (information for decision making 
with real estate investments and real estate financing), as you have 
experienced? 

● In that case, which? Transparency for the better or for the 
worse? 

○ If for the better, do you believe that Sweden can adopt 
anything of this to improve real estate market 
transparency in Sweden? 

○ How do you consider that Sweden can learn from other countries regarding the 
access to real estate market information? For example, UK or other countries 
that you or Swedbank are active in/have experience or knowledge about? 

○ What do you consider that Sweden can do to reach the same level of real estate 
market transparency as for example UK or other countries that you or 
Swedbank are active in/have experience or knowledge about? 
 

9.4.5. Concluding remarks 
● Is there anything else, that is not previously addressed, that you would like to add? 
● If you could recommend us to contact any other person that could add value to our 

thesis, who would that person be? 
● Can we keep contact if there is anything else that we would like to ask you about? 
● Would you like a read-through of this thesis prior to/after publication? 
● Greatest of gratitude for contributing to this study! 
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9.5. Interview guide Olli Kytömäki, Ph.D. student at KTH Royal 
Institute of Technology 
 
Interview held 24 April 2019 at KTH Royal Institute of Technology 
 

9.5.1. General 
● General intro about us, timeframe around 1 hour, consent to record? 
● Make Olli aware that what is said, if applicable to the thesis, might be used in the thesis. 

Offer a possibility for read-through and remark on any potential misinterpretations 
from our side or anonymize any/all of Ollis responses prior to publication. 

● General intro about the purpose of the thesis. Explain the categorization Transparency 
suppliers, Transparency demanders and Transparency experts. Tell Olli Kytömäki 
that he has been pre-categorized as a Transparency suppliers - Public Bodies 

○ Would he place himself in the same category? 
 

9.5.2. Introduction 
● Shortly describe your general fields on research; if any, preferably related to: 

○ Contract theory in real estate management 
○ Innovations and industry collaboration platforms in the real estate industry 
○ Opening up/increasing the sharing of real estate market information 

● Why do you think that the real estate industry hasn’t come any further in digitalization? 
○ Lack of resources/structures (as mentioned in your upcoming seminar)? 

 
9.5.3. Transparency - Public Bodies 

● We define transparency as the “access to information that facilitates decision making 
for real estate investments and real estate financing.” 

○ Is there something that you would like to add/change in the definition? 
○ Do you believe transparency adds value for the real estate market and 

investors? 
■ Why? 
■ How? 

 
● In the 2018th edition of the JLL GRETI, Sweden was ranked as the 10th most 

transparent real estate market in the world 
○ Do you think this is good enough or does Sweden deserve a higher ranking? 
○ Where do you see potential reasons for not achieving a higher rank? 
○ Where do you believe that there are room for improvement from a transparency 

perspective? 
 

● In previous interviews under the framework of this thesis, we have identified that a 
major obstacle in not further increasing real estate market transparency is 
conceptualized in the following contradiction: 

 
The Swedish real estate market and its participants would as a whole benefit from a more 
transparent real estate market. However, individual market participants do not wish to 
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contribute to an increased real estate market transparency through opening up or sharing 
data as that will diminish their competitive advantage. 
 

○ Given the above contradiction (which touches on information 
asymmetries/Prisoner’s dilemma) and that your current research focuses on 
the understanding of the innovation-system within property management 
targeting digitalization and contract theory: 

■ How do you think this contradiction/prisoner’s dilemma can be solved? 
(i.e. make individual companies start to disclose information that will 
facilitate decision making in real estate investments and real estate 
financing) 

● From a contract theory and first-mover perspective, the player 
that starts has a disadvantage to the other player(s). 

■ How do you believe that innovation-systems can foster higher levels of 
industry collaboration and sharing of data, allowing for higher levels of 
transparency? 

■ Where lie the biggest challenges today? 
■ What measures would you recommend to increase the willingness to 

share and collaborate? 
■ How could the industry environment work to facilitate better sharing of 

data? 
 

9.5.4. Frontrunner markets/”Gold standards” 
● Comparing Sweden to other countries globally, where do you believe Sweden can draw 

inspiration from an industry- and data collaboration perspective? 
 

9.5.5. Concluding remarks 
 Is there something not mentioned during the interview that you would like to add? 

● If you would recommend someone else to interview with regards to real estate 
transparency, who would that be? 

● May we contact you should we have any additional questions? 
● Would you like to read the thesis before publication? 
● Thank you very much for participating in our study 

 

9.6 Interview guide Johan Temse, Investment Manager Real Estate 
at Första AP-fonden (AP1) 
 
Interview held at Första AP-fonden’s office 3 May 2019 
 
Note: this interview guide was translated to English to conform with this thesis’ language 
 

9.6.1. General 
● Time frame 45m-1h, permission to record? 
● Make Johan aware that what is said, if applicable to the thesis, can come to be used in 

the thesis. Offer read-through and opportunity to provide remarks on potential 
misunderstanding or to anonymize parts of/all parts prior to publication. 
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● General introduction of the thesis and a background to why we have chosen to explore 
the prerequisites to increase real estate market transparency in Sweden. 
 

9.6.2. Introduction 
● Please tell us a little bit about yourself. Who you are, your role and your background 

within the real estate industry? 
○ E.g. different responsibilities/segments/geographies 

● Please shortly tell us about AP1’s real estate exposure, Swedish/international 
 

9.6.3. Transparency - Institutional Investors 
● Thoughts on real estate market transparency; 

○ We define real estate market transparency the accessibility of information 
which facilitates decision making in real estate investments and real estate 
financing 

■ Is there anything else that you would like to add to that definition? 
○ Do you consider Sweden’s real estate market to achieve a higher or lower degree 

of transparency? 
■ Why do you think so? 

 
9.6.3.1. Transparency on Sweden’s real estate market 
 

• Can there exist pros or cons with a too transparent real estate market? 
o Cons of what characteristics? 
o Pros of what characteristics? 

• Is transparency on the real estate market important for the real estate industry as a 
whole? 

o If so, in what way is it important? 
o If so, why is it important? 

• What are your thoughts on the general accessibility of information on the real estate 
market today? 

• Do you experience that the real estate industry actively contributes to or wants an 
increase of real estate market transparency? 

o If so, how have you experienced this? 
o Why is it/why is it not so? 

• Are there any types of actors you know of that do not want to increase real estate 
market transparency? 

o What types of actors/what parts of the market? Buy-side? Consulting-side? 
■ Why do they not want that? 
■ How do you think it is possible to increase real estate market 

transparency anyway? 
 

9.6.3.2. Transparency’s importance for AP1 
• Is real estate market transparency important for AP1? 

o If so, in what ways is it important? 
• What tools or methods are for AP1 the most common for access to decision supporting 

information? 
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o Is this easy/difficult to access? Reliable enough? 
• Is AP1 using any forms of instrument or tools to measure returns or the price 

development on real estate generally and/or for the properties that AP1 has invested 
in (e.g. different types of real estate price indices)? Are these reliable? 

o If you do, how can these be improved to better serve your business? 
o If you do not, what would be needed for you to view them as sufficiently reliable 

to be used as decision reports for real estate investments or financing? 
● Do you consider it problematic, in terms of access to real estate market information, 

that properties to a large extent are sold through companies? 
○ If so, how? 
○ How is this affecting AP1? 

■ Can this be done in any other way to contribute to the access to more 
reliable market information for AP1? 
 

9.6.3.3. Reasons behind a lower degree of transparency 
• According to the JLL GRETI 2018, Sweden is ranked as the world’s 10th most 

transparent real estate market 
o Do you consider this to be a good or bad position? 
o What reasons do you think there might be behind Sweden not being in the 

number one spot? 
▪ What reasons do you see behind Sweden not being considered to reach 

a higher degree of transparency on its real estate market? 
▪ Is this recognizable in any situations, from your point of view? 

 
9.6.3.4. Actions towards increased real estate market transparency 

• In what areas do you consider Sweden to eventually have a insufficient level of 
transparency on the real estate market connected to the information that AP1 needs to 
have good decision support within the scope of its business? 

o Anything about the real estate market in general, setting AP1:s perspective 
aside? 

o Legal changes? New industry standards? Digitalization or PropTech? 
• Can you provide any suggestions to let institutional investors benefit from a higher 

degree of real estate market transparency? 
o What needs do you see? 
o What requirements do you set? 

 

9.6.4. Frontrunner markets/”Gold Standards” 
● From an international perspective; 

○ Have you through AP1, or previously, had experience internationally connected 
to the real estate markets? 

■ In that case, what countries? 
■ Are there any significant differences compared to Sweden connected to 

real estate market transparency (the accessibility of information that 
facilitates decision making in real estate investments and real estate 
financing) that you know of? 

● In that case, what countries? Transparency for the better or 
worse? 



 

 90 

● If better, do you think that Sweden can adopt any of this in order 
to make Sweden’s real estate market more transparent? 

 
● How do think that Sweden can learn from other countries 

regarding the accessibility of information? For example, the 
United Kingdom or other countries that you or AP1 are active 
in/have experience or knowledge about? 

● What would you consider that Sweden needs to do in order to 
reach the same level of real estate market transparency as for 
example the United Kingdom or other countries that you or AP1 
are active in/have experiences or knowledge about? 

 

9.6.5. Concluding remarks 
● Is there anything else, that is not yet addressed in the interview, that you would like to 

add? 
● If you could recommend us to contact any other person that could add value to our 

thesis, who would it in that case be? 
● Can we contact you in the future if there is anything else that we would like to ask you 

about? 
● Would you like a read-through of this thesis prior to/after publication? 
● Greatest of gratitude for your participation in this study! 
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9.7. Interview guide Lars Johnsson, Head of Real Estate at Folksam 
Interview held at Folksam’s office 2 May 2019 
 
Note: this interview guide has been translated to English to conform with this thesis’ language 
 
9.7.1. General 

● Time frame one hour. Permission to record? 
● Make Lars aware that what is said, if applicable to the thesis, can come to be used in 

the thesis. Offer read-through and the possibility to remark any eventual 
misunderstandings or to anonymize parts of/all responses prior to publication. 

● General introduction of the thesis and background on why we have chosen to explore 
the prerequisites on how to increase real estate market transparency in Sweden 
 

9.7.2. Introduction 
● Please shortly tell us a bit about yourself and who you are, your role and your 

background in the real estate industry 
○ E.g. different responsibilities/segments/geographies 

● Please tell us a bit about Folksam’s real estate exposure, Swedish/internationally 
 

9.7.3. Transparency - Institutional Investors 
 
9.7.3.1. Thoughts on transparency 

• We define transparency as the accessibility of information that facilitates decision 
making on real estate investments and real estate financing 

o Is there anything else that you would like to add to that definition? 
• Do you reckon that the Swedish real estate market reaches a higher or lower degree of 

transparency? 
o Why? 

 
9.7.3.2. Transparency on the Swedish real estate market 

• Can there be pros or cons with a too transparent real estate market? 
o Cons of what characteristics? 
o Pros of what characteristics? 

• Is transparency on the real estate market important for the real estate industry as a 
whole? 

o In what way is it important? 
o Why is it important? 

• How do you consider the general accessibility of information on the real estate market 
today? 

• Do you experience that the real estate industry is actively contributing or wants 
transparency on the real estate market to improve? 

o If so, how have you noticed this? 
o If so, why/why is it not so? 

● Are there any types of actors that you know of that do not want transparency on the 
real estate market to improve? 

○ What types of actors/what part of the market? Buy-side/consulting side? 



 

 92 

○ Why do they not want that? 
○ How could one do to make the real estate market more transparent anyway? 

 
9.7.3.3. Transparency’s importance for Folksam 

● Is transparency on the real estate market important for Folkam? 
○ If so, in what way is it important? 
○ What tools/methods are most common on your part regarding accessing 

information for decision making on real estate investments? 
■ Is this easy/difficult to access? Reliable? 

○ Is Folksam using any kind of instrument or tool to measure real estate returns 
or real estate price developments on properties generally and/or the properties 
that Folksam has invested in (e.g. different types of real estate price indices)? 
Are these reliable? 

■ If you do, how can these be improved to better serve your business? 
■ If not, what would be needed for you to consider them as sufficiently 

reliable to be used as decision support? 
● Do you consider that properties to a large extent are sold through companies today is 

problematic regarding the accessibility of information about the real estate market? 
○ In that case, how? 
○ How is this affecting Folksam? 
○ Can this be done in any other way to contribute with more reliable market 

information for Folksam? 
 

9.7.3.4. Reasons behind a lower degree of transparency 
• In JLL GRETI 2018, Sweden is ranked as the world’s 10th most transparent real estate 

market 
o Do you consider this to be a good position? 
o Why do you think that Sweden is not managing to reach the top spot? 

▪ What reasons do you see to why Sweden is not considered to reach a 
higher level of transparency on its real estate market? 

▪ In what situations are you mainly noticing this? 
 

9.7.3.5. Actions toward increased transparency 
• Within what areas do you consider Sweden to eventually have a insufficient degree of 

real estate market transparency connected to the information that Folksam needs in 
order to have good decision support within the scope of its business? 

o Anything about the real estate market in general, putting Folksam’s perspective 
aside? 

o Legal changes? New industry standards? Digitalization or PropTech? 
• Can you give suggestions on actions to make institutional investors, like Folksam, 

benefit from a higher degree of real estate market transparency? 
o What needs do you see? 
o What requirements do you set? 

 
9.7.4. Frontrunner Markets/”Gold Standards” 

● From an international perspective; 
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○ Have you through Folksam, or from a similar company you perhaps previously 
worked at, had experience internationally connection to the real estate market? 

■ In that case, what countries? 
■ Are there any significant differences compared to Sweden connected to 

transparency on the real estate market (accessibility of information 
which facilitates decision making in real estate investments) 

● In that case, what countries? Transparency for the better or 
worse? 

○ If better, do you think that Sweden can adopt any of this 
in order to make Sweden’s real estate market more 
transparent? 

○ How do you consider Sweden to learn something from the accessibility of real 
estate market information in other countries? For example, the UK or other 
countries that you or Folksam are active in/have experience or knowledge 
about? 

○ What do you reckon that Sweden needs to do in order to achieve the same level 
of transparency as for example the UK or other countries that you or Folksam 
are active in/have experience or knowledge about? 
 

9.7.5. Concluding remarks 
● Is there anything else, not yet brought up in the interview, that you would like to add? 
● If you could recommend us to get in contact with any other person that would add value 

to our thesis, who would it in that case be? 
● Can we contact you in the future if there is anything else that we would like to ask you 

about? 
● Would you like a read-through of this thesis prior to/after publication? 
● Greatest of gratitude for participating in this study! 
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Abbreviations 
● CPI - Corruption Perceptions Index 
● EPRA – European Public Real Estate Association 
● GIPS - Global Investment Performance Standards 
● GRETI - Global Real Estate Transparency Index 
● INREV - European Association for Investors in Non-Listed Real Estate Vehicles  
● IPD – Investment Property Databank 
● IVS - International Valuation Standards 
● IVSC - International Valuation Standards Council 
● JLL - Jones Lang LaSalle 
● NCREIF - National Council of Real Estate Investment Fiduciaries 
● PREA - Pension Real Estate Association 
● RICS - Royal Institute of Chartered Surveyors 
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