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Abstract 

Housing is the most important class of consumption good and there is evidence of a strong 

link between housing and business cycles. In 2008 a global financial crisis caused partially 

by severe and dramatic reductions in property values, put the spotlight on the lack of 

guidance provided by lending institutions along with inconsistent, enthusiastic, and 

possibly negligent lending practices. In 2007, as an asset, housing counted for 72% of Irish 

wealth, therefore it is not surprising in the aftermath of the global and economic financial 

crisis, Irelandôs economy suffered an exceptionally severe downturn. Despite the global 

nature of the crisis there were domestic factors in RoI, the origins of the financial crisis are 

well understood to be a property bubble, financed by credit. With the failure of the banking 

system the critical assessment of the severity and scope of the problem through relevant 

objective research is an appropriate response to the Irish financial crisis. As valuers are a 

part of the documentation required for loans, valuers were highlighted as an area of 

concern. Solving practice-based problems requires evidence, the concept of 

professionalism is important as professional services may not be standardised and can be 

unique to the individual. Professionalism as a latent attribute along with sound professional 

standards require study, definition, and measurement to minimise the impact that property 

professionals may have on any future economic challenges. There are social consequences 

of expert knowledge, professions still retain their typical institutions, although their 

credibility has been reduced by scandals of negligence, malpractice, or fraud that cast a 

general pall over professional ethics. Professionalism requires an agreed cognitive basis 

and attributes ñan ideal to be pursuedò, however the valuation profession does not have a 

clear definition of professionalism therefore cannot measure it. In the run up to 2008 (and 

the financial crisis) a gap had developed between valuation professionals and society in 

RoI and professional ideals and knowledge will only be kept if the environment reinforces 

them. This research investigates the role of professionalism in the delivery of valuation 

services for secured lending in the Republic of Ireland (RoI) in the context of the financial 

crisis, 2008 - 2014.  

 

The research relied on a quantitative research methodology and carried out a critical 

examination of the literature and an extensive survey using questionnaires administered 

online. The literature review synthesises emergent themes of professionalism, regulation, 

and ethics in the context of evolving professions. These themes are used to derive 
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indicators for professionalism as they relate to the valuation profession, which were 

subsequently used to examine the role of professionalism in valuation practice in RoI 

during the period up to the financial crash based on empirical data obtained from the online 

questionnaire survey. The population for the online study was all the property service 

providers licensed to act as such in the RoI in 2012. Valuers are as yet an unquantified 

subsection of the property service providers population in the RoI. In 2012, there were 

4122, licensed individuals in the RoI (Property Services Regulatory Authority, 2012). The 

entire population for the purpose of the online survey is 4060 (excluding those who 

although licensed, do not practice). 

 

The research finds that there are generally accepted tenets of professionalism and society 

is better protected when professionals are intentionally directed (directed professionalism) 

and focused on ethical interactions, accountability, reflection, transparency, and improved 

standards. As defining professionalism is difficult, a correlation of individual subjective 

views on professional behaviour produces evidence of positive and negative behaviours 

and the likelihood of future positive or negative behaviours. The valuation profession does 

not have a clear definition of professionalism or what professional behaviour consists of, 

therefore cannot measure it.  Up to the global financial crash Ireland's valuers worked 

under a regulatory framework that did not encourage professionalism due to its lack of 

emphasis on standards.  The research finds that the valuation profession in Ireland is in the 

process of professionalisation, following the path of other jurisdictions. However, there is 

a specific need to put more emphasis on valuation as a profession as to make it distinct 

from other property services with the need for a separate licensing class within the present 

system.   

 

 

Key words: Republic of Ireland, 2008-2014, valuation, professionalism, financial crash.
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 Introduction  

1.1. Introduction  

A dramatic rise in the standard of living in the Republic of Ireland (RoI) during 1990ôs 

continued up to the Banking Crisis, which led to the Bank guarantee in September 2008.   

The partially óhomemadeô ócrashô highlighted fatal flaws in the Irish property market, not 

all of those were in the control of the Government. A link between macroeconomy and 

housing markets cycles became clear in the aftermath of the global economic and financial 

crisis, which resulted (post the crash) in professional services receiving a considerable 

amount of attention. In the context that Ireland had never before suffered a property crash, 

with fiscal policies that added fuel to an overheated property market, the economy became 

vulnerable. Mortgage payments were tax deductible, there were subsidies for commercial 

real estate development and no property tax.  The crisis was contributed to, by weak bank 

governance and risk management. Credit risk controls failed to prevent severe 

concentrations on property lending. Internal controls were overridden (Regling & Watson, 

2010).  

 

The Royal Institution of Chartered Surveyors (1994) commissioned a report on 

commercial property valuation, to be known as the óMallinson Reportô. One of the reportôs 

key findings was ñcredibility is only achieved by valuers demonstrating that they operate 

within a regulated frameworkò. The report further found, because they are acting in the 

public domain, valuers should be able to demonstrate an exceptionally high level of up-to-

date knowledge and skills. Valuers should have the underlying knowledge and education 

that promote professionally responsible responses appropriate to the prevailing economic 

climate. Although valuers may, on average, be able to interpret information in the same 

way, this does not imply that all valuers will have the same view concerning a valuation 

(Matysiak, et al., 1998). Faced with increased uncertainty, valuers may rely on 

inappropriate initial values and insufficient adjustments may result in systematic errors in 

judgement (Diaz III & Hansz, 2010). As there was no requirement for valuers to be 

formally educated or to have any training or experience, many auctioneers, valuers and 

estate agents in RoI in the time running up to the financial crash were appointed based on 

proximity, price and the perception that they were valuers.   This was a problem, Almond 

found that the interaction between supply and demand and ultimately the market 
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participants, determined the price of property (1999).  Post the crash, in February 2014, 

the EU Directive 2014/17/EC, regulating residential mortgage credit agreements, included 

a need for óvaluations which are professionally competent and sufficiently independent 

from the credit underwriting processô. The Directive, by virtue of its coming into existence 

in 2014, implies that it was expressly required, to recognise the independence of Valuers 

from Lenders, and highlights the need for professional competencies, which may not have 

been the case, previous to that. This research investigates the level of skill required in RoI, 

for valuers during the period up to the crash, to be measured against a degree of 

professionalism, as to be a reasonable surrogate for professional judgement. 

 

Rising property values in Ireland, and the resultant prosperity acquired from property 

trading, was a strong factor influencing Irish people to invest in property. During the 

property boom, valuations were steadily increasing, tending to create a systematic 

feedback loop, where rising prices affected the psychology of the market participants, 

causing further increases in prices. Presently, the author is unaware of any empirical 

research, into how valuersô education and professional knowledge, has contributed to the 

sharp increase, and then severe decrease in the value of property in the RoI. This research 

adds to the literature, as it points to weaknesses in the area of property valuation in the 

RoI, in comparison to other jurisdictions. Those who are highly qualified valuers, and also 

members of professional associations (guided by those regulations), had no legal or market 

requirement to be so. Government officials and their departments accept óvaluation 

certificatesô from óauctioneersô (estate agents), with neither qualifications nor professional 

associations (thereby effectively unregulated). Governments should lead by example and 

influence the tone and level of quality expected (Gilbertson & Preston, 2005). A 

continuing practice of lending institutions (even those who now panels), to require and 

accept valuation reports completed in an unprofessional manner (for example, drive-by on 

properties not previously visited by the valuer), as a form of óbox tickingô, to complete the 

loan application, has been highlighted by the Central Bank of Ireland: 

 

Inappropriate use of informal valuations: During the property lending boom, 

there was increased reliance on informal valuations by credit institutions. These 

were utilised as if they were full valuations. To properly assess risk during 

lending reviews, full valuations are required. (Central Bank of Ireland, 2011). 

 

Irish valuers find themselves in an uncertain economy therefore, the identification and 
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analysis of professionalism using appropriate research methodology will produce relevant 

unique knowledge and this will be achieved by an examination of the research by a 

professional valuer giving a new perspective to professionalism in valuation practice. The 

research explores the standard of education and professional knowledge required for 

valuers in the RoI as it was up to 2012 and current regulations. As a critical evaluation of 

current research and practice, this research identif ies and explores theoretical approaches, 

empirical research studies, practice-based studies, policy/guidance and other relevant 

material where available to establish that valuation standards and professionalism in the 

RoI are a viable area of research.  

 

The principal aim of this research is to investigate the role of professionalism in the 

delivery of valuation services for secured lending in the RoI in the context of the 2008 

financial crisis. The research aim is achieved through a review and synthesis of relevant 

literature to inform the research questions: 

 

1. What is professionalism? 

2. Is valuation a bone fide profession in the RoI? 

3. Is professionalism practiced by valuers in the RoI?  

4. Is there a variance between the framework under which valuers in the RoI practice 

and International Standards?  

5. What are the indicators of professionalism for valuers in RoI? 

 

Following on from the research questions are the research objectives: 

 

¶ To investigate and identify the various theories underpinning professionalism and 

to establish how theories of professionalism are translated into practice.   

¶ To establish if valuation is a profession in the RoI and to identify cultural and 

organisational structures that have an impact on professionalism in RoI. 

¶ To investigate and identify the attitudes of valuers and resultant professional 

behaviours in relation to professionalism in the delivery of valuation services for 

secured lending in the context of the 2008 financial crisis. 

¶ To develop a clear set of traits/tenets for the professionalism of valuers in the RoI, 

to allow the development of a future scale for measurement.   
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To give context to the research three dominant areas are critically reviewed: (1) the concept 

of professionalism in general, (2) its impact on attitudes and (3) resultant behaviours. A 

considerable amount of literature has been published describing the core elements of 

professionalism and the factors that may influence professionalism; relevant literature was 

critically reviewed and analysed. The literature review synthesises the main themes 

arising: the definition of professionalism, professional behaviour, elements of 

professionalism and methods for assessment of professionalism. 

 

Research studies in the Built Environment are often criticised for their anecdotal approach 

when interpreting real world phenomena, therefore there is a requirement for sound 

empirical studies (Amaratunga, et al., 2002). This study seeks to address that gap in the 

knowledge, identified through the literature review (although not formerly recognised as 

yet), that valuation services are in a process of professionalisation in RoI and the concept 

of professionalism as a core value creates better outcomes for the greater good. Having 

identified if professionalism is a practice that is recognised and promoted the study will 

then seek to evaluate where professionalism fits as a moderator when valuers make 

professional judgements.  

 

The purpose of this study, after a critical review of existing approaches in the literature 

(which is a comprehensive empirical evaluation of the knowledge surrounding the 

professionalism of various disciplines), is to establish if prior to the financial crash, there 

was a problem around professionalism in the provision of valuation services in the 

Republic of Ireland (RoI). Professionalism is a presumed antecedent of a range of positive 

outcomes such as service quality and an attitudinal socially constructed concept. Swailes 

(2003) believed that the role of professionalism was important, and that measurement of 

the concept should be further advanced, making the assumption, that the quality of delivery 

is linked to the professionalism of the deliverers. This research follows that logic and 

assumes that the quality of the valuation service is linked to the professionalism of the 

valuers. This chapter introduces the thesis with a consideration of the policy background 

(or lack of) as a framework for the research problem and identifies the motives for the 

selection of the research topic, which informs the research aim, objectives and approach. 

To ensure a full understanding of the concept of professionalism, the literature review is 

organised into four broad lines of enquiry (i) history of professionalism; (ii) modern 
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professionalism; (iii) pattern or framework; and then (iv) relating the research to 

professionalism in the delivery of valuation services. The chapter concludes with a 

synopsis of the thesis. 

1.2. Context of Research 

Man does not have a nature, but a history (Ortega & Gasset, 1965) and a set of value 

systems, patterns of belief, value-orientations or ideologies that are acceptable in society 

(Jenks, 2005). Different cultures have strikingly diverse constructs of the self and of others, 

these constructs can influence, and in many cases determine, the very nature of individual 

experience, including cognition, emotion, and motivation (Markus & Kitayama, 1991). 

Implicit normative evaluations are based on how others evaluate objects and culture has 

an influence on this. People from different cultures are exposed to particular normative 

evaluations of objects or social groups. Spenser, Peach and Yoshida (2011) examined how 

cultures define appropriate behaviour and how these norms affect behaviour. Culture is an 

indicator of whether the behaviour is guided by collectivist or individualistic cultures and 

this will have a strong influence on internal or external ideals.  Therefore, fitting into the 

group has a powerful influence over individual actions. Internal and external 

interpretations of values and beliefs include the difference between policy and actual 

practice and the psychological predisposition of the members of the organisation (Smith 

& Drudy, 2008).  A large part of Ireland's history features colonisation, which included 

the dispossession and appropriation of economic wealth. Land ownership was the preserve 

of the privileged. The Land League (1879), through civil unrest (the Land War), sought 

reforms including the "Three Fs" ï Fair rent, Fixity of tenure and Free sale. The Land 

League promoted the idea that political revolution (freedom) would lead to land 

redistribution and therefore wealth, with the result that being landowners is central to the 

Irish identity. The acclaimed play The Field, written by John B Keane (1965), embodied 

the idea that for all eternity, that the Irish would do anything for the ownership of land.  

 

In 2000, a new millennium approached, bringing optimism about the future. Culture is the 

glue of any organisation (Smith & Drudy, 2008) and with a cultural disposition towards 

home ownership, Ireland and its citizens were ready, willing and able to take advantage of 

any economic and political circumstances that enabled investment in property. Between 

2002 and 2007 the óherd mentalityô of property ownership endorsed a relaxed attitude 
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towards lending, the documentation required, and due diligence. It soon became apparent, 

however, that Irelandôs economic system had certain inherent weaknesses (with ineffective 

protections in financial contracts, reliance on advice from unchecked or low-quality 

sources and unethical practices) which would be virtually certain to profoundly affect the 

financial future of the country for many years post the crash.  

 

Figure 1 represents the óboom and bustô timeline. Between 1950ôs and 1990ôs the bleak 

economy of Ireland was modernised. Between 1990ôs and 2008 the countryôs economy 

óboomedô. Rooted in policy mistakes since 2000 Irish Banks were over exposed to the 

domestic property market. The fiscal policy regime in Ireland was inappropriate to the 

conditions of monetary union (Dellepiane Avellaneda & Hardiman, 2010).  
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Figure 1: Timeline boom to bust, Ireland. 
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The óCeltic Tigerô was short lived, after a build-up of more than 55 years. Slow to begin 

with (a weak economy between 1950-1980s), between 2002 and 2007, risk taking and 

reckless wealth management, were fuelled by the pent-up cultural desire for property 

ownership, (which historically, was a path or intrinsic link to wealth), this was exacerbated 

by limited government intervention in property investment, and the almost global 

relaxation of lending regulations, in favour of a ófree marketô. There was little or no 

protection built into financial transactions, with lapses in documentation, inadequate risk 

management, unethical behaviour, and a lack of professionalism (O'Sullivan & Kennedy, 

2010). 

 

As a society, we face many challenges, some man made (rapid advances in technology, 

religious, financial, cultural, and political) and some of natural origin (weather changes, 

natural disasters and increases in population); to meet these tests society evolves. The most 

adjustable and robust survive via appropriate, and effective adaptation, which occurs 

through the gradual modification of existing structures (Darwin, 1859). In 2008, a global 

financial crisis was declared. The World Economic Outlook examined historical fiscal 

consolidation in 15 advanced economies between 1980 and 2009. As a percentage of GDP, 

Irelandôs was the largest (IMF, 2010). In the context of a financial crash, and a property 

market downturn, consideration must be given to the valuation of property, given the role 

that valuations play in the lending process. All protections must be afforded to prevent a 

divergence of house prices from their fundamental value because of speculative 

expectations, described as ñhouse price bubblesò (Brooks & Katsaris, 2005). In 

anticipation of rising yields, investments in the housing market increase, price is no longer 

affected by housing needs, but increasingly fuelled by speculation (Hagemann & 

Wohlmann, 2019). Busts tend to be more costly when booms are financed through credit, 

and leveraged institutions are involved (Crowe , et al., 2011). Benetrix and Lane (2012) 

argue that, in the context of an Irish propensity towards property ownership as an 

investment strategy and wealth accumulation, to avoid instability in the future, and the 

high cost of boom-bust cycles, there must be reform. 

 

The housing market is among the most important markets in modern economies (Lyons, 

2013). In the late 1980ôs the housing market surged in the United Kingdom (UK), 

especially in London. Following on from an interest rate increase, there was a significant 
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fall in house prices. There was an increase in litigation and a number of initiatives from 

the RICS. The RICS reacted to the UK Recession 1991-1992 by commissioning a report 

on commercial property valuations (Crosby, et al., 1998). The Mallinson Report addressed 

uncertainty in valuations. Clearly making a link between house prices, valuation, and 

professional standards. In Ireland, post the property crash (2008) the same link was made 

by the Central Bank of Ireland, finding the primary weaknesses included óinadequate 

valuation processes and standardsô or óa disregard for adherence to such processesô. One 

of the key findings, was the use of valuers without appropriate experience and 

qualifications (Central Bank Of Ireland, 2011). The Central Bank worked with the 

underlying assumption that in Ireland, there was a category of professionals who were 

valuers. It is an assertion of this research, that no such profession existed in RoI at the time. 

The precursor to professionalism is a profession with standards which evolves. The 

concept of professionalism as a substitute for ethical behaviour, becomes more important 

when there is significant pressure on standards, in situations when there are no prescribed 

methods or processes.  Swailes (2003) argues that a carefully regulated profession, that is 

ultimately answerable to its professional body, is the basis on which, professionalism can 

be measured as an ideology.  

 

Although there has been very little research into the professionalism of valuers, it has been 

recognised that, the educational background of the valuation profession, varies greatly 

throughout Europe (Adair , et al., 2005). With the rise of the modern professional, and the 

recognition of the professional status of valuers in RoI, there is a need for a covenant with 

society, to protect it from unscrupulous, unfair, or short-term practices through impartial 

advice. óThere is, thus, also a professional duty to analyse and shape these market forces, 

through informed intellectual leadership. The latter requires value judgments, and the 

formulation of moral and ethical codes, on which individual valuation professionals could 

relyô (Hill & Lorenz, 2011). Bordass and Leaman (2013), question if regulation alone, 

make markets work, or if there a role for professionals and professionalism for better 

outcomes. 

1.3. Contribution to the Research 

There have been no large studies of valuers in RoI to date. The collection of data and the 

findings of the research will add to the knowledge and understanding of the subject of 
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professionalism in valuation services and its application by the property services providers 

of the RoI. This study should be significant in the sense that it will:  

  

a)  Allow for the identification of the concept and a framework of 

professionalism in valuation services and take into account the nature of 

the work, culture and environment in which property services providers in 

the RoI practice. 

b)  Support and enrich theories and models of professionalism that have 

similarities in their nature of service to valuation services.  

c)  Generate greater awareness among stakeholders of the importance of 

proper and practical expectations, effective feedback systems, 

transparency, training, and controls.  

 

Although property-related professional bodies recognise the industry-specific nature of 

professionalism and this is somewhat reflected in the literature, less attention is paid to the 

extent to which heterogeneity within valuation can impact on professionalism. In the RoI 

there is no baseline definition of the profession or professionalism in valuation or an 

understanding of the importance of professionalism as a concept rather than a competitive 

advantage.  In 2012 the International Valuation Standards Council (IVSC) declared as its 

main objective, the building of confidence in valuation by construction of a framework for 

the delivery of credible valuation opinions, by suitably trained professionals, acting in an 

ethical manner, with professionalism in valuation, as an essential contributor to the 

integrity and credibility of the valuation process. In many professions, professional 

competence and professionalism go hand in hand, however in the RoI valuer 

professionalism is a concept which is evolving along with the property profession in the 

aftermath of a worldwide and national economic crisis and, as such, requires research ï 

research which presents a case for actual professionalism in the provision of valuation 

services, tacitly explores its constituents, evaluates its indicators, and produces a model or 

framework for measurement.      

 

Professionalism is widely accepted as a central element of the professionalisation process. 

Professionalism can be difficult to define as it is multifaceted and complex and often more 

noticeable when behaviours are unprofessional and when things go wrong. In general, 
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researchers into valuers/valuation in RoI have concentrated their efforts on the 

methodology of valuation practice and more recently (post-crash) in the area of ethics and 

conflicts of interest. Researchers have paid less attention to the profession, 

professionalisation and professionalism. Valuers function within a social structure 

consisting of various stakeholders. Not unlike managers, valuers are dependent on these 

stakeholders to some degree as their behaviours have reputational consequences (Tsul, 

1984). One consequence of an intensifying of the response to turbulent, more competitive, 

and more global marketplaces is a move towards transparency, ethical practices and value 

for money.  How valuers are perceived and evaluated by stakeholders is important and 

presently the primary source of feedback may be the subjective opinions of these key 

elements.  

 

Self-regulation is in part a social process involving attempts to understand and influence 

the opinions of various relevant constituents in order to achieve organisational goals (Tsul 

& Ashford, 1994), therefore deýning the concept of professionalism includes determining 

its relative importance and ascertaining the consequences of non-management of role 

expectations and performance. The research provides an original contribution to 

knowledge in the field of valuer professionalism as a means of providing members of a 

professional discipline with a common language and a frame of reference for defining the 

boundaries of professionalism within their profession, as a method to guide and inform 

research so that it can, in turn, guide future research efforts and improve professional 

practice. 

1.4. Thesis Structure and Synopsis 

The thesis follows a conventional format and begins in Chapter One with a description of 

the issue and the development of the research problem. Chapter Two is focused on review 

and synthesis of relevant literature which informs the progress of the research. The 

literature review examines professionalism as a concept and seeks to apply the existing 

research on professionalism to valuation services and determine if there are indictors 

which could be tested in relation to valuers in RoI. The chapter examines the regulatory 

environment within which valuers in RoI practiced during the time running up to the 

financial crash. The chapter examines if the regulatory framework was sufficient to 

promote professionalism. The chapter provides evidence that valuers in RoI were 



12 

 

unregulated which intensified the part played by the property market in the financial crash. 

Chapter Three positions an appropriate methodology for the research, including a 

justification of the philosophical stance taken and the selection of quantitative methods as 

appropriate to address the research problem. In Chapter Four the data is analysed to answer 

the research questions and the research findings and implications are discussed. In 

conclusion, Chapter Five critically reviews the research, including contribution to 

knowledge, with suggestions for further research. References and Appendices are included 

at the end of the thesis. 

1.5. Summary 

In summary, the introductory chapter provides an overview of the research and outlines 

the structure of the thesis. An introduction to the research problem leads into Chapter Two, 

which provides a comprehensive literature review and synthesis which informs the 

development of the research questions. 



13 

 

 Professionalism and Valuation Practice. 

2.1. Introduction  

This critical literature review is divided into a number of sections; First an explanation of 

what is known about professions and the concept of professionalism and its core principles 

in general. Secondly, professionalism as it relates to valuers and then finally the framework 

that valuers in RoI worked under and the subsequent effect. The chapter documents the 

history of professionalism, how it has advanced, emerging themes and what is understood 

by the term professionalism in the context of an evolving and modern society. The review 

presents various theories and frameworks for professionalism in general, and how they 

may be applied to valuation professionals. 

2.2. Profession 

Millerson (1964) argues that there is a systematic confusion caused by the excessive use 

of the word profession and a lack of appreciation for the dynamic nature of 

professionalism. Historically a profession was held by the religious (those who professed 

to a calling), and sometime around the 17th century, medicine and law joined the 

óprofessionsô.  As professional services may not be standardised and can be unique to the 

individual, clients have to trust in professional traditions and ethics to develop and train 

suitable qualities. However, the professions do not always live up to these ideals (Marshall, 

1939). Millerson (1964) compiled a list of the essential features of a profession. These 

included skills based on theoretical knowledge, training and education through the passing 

of a test and service for public good in a profession that is organised with a code of conduct. 

Millerson further developed those features with óprinciples. His clear definition with which 

to measure against was: 

 

 It is a type of higher grade or non-manual occupation, with both subjectively and 

objectively recognised occupational stratus, possessing a well-defined area of 

study and providing a definite service after advanced training and education 

(Millerson, 1964). 

 

In modern times, colloquially any fee-earning endeavour could be described as a 

profession. The researcher agrees with the definition of a profession from Websters 

Dictionary:  
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é.a calling requiring specialised knowledge and often long and intensive 

preparation including instruction in skills and methods as well as in the scientific, 

historical, or scholarly principles underlying such skills and methods, 

maintaining by force or organisation or concerned opinion high standards of 

achievement and conduct, and committing its members to continued study and to 

a kind of work which has for its prime purpose the rendering of a public service1  

 

Elliot Freidson is the most dominant writer on this subject with two seminal books written 

in 1970, which began the era of criticism of professionalism. His 1994 book presents a 

summary of his thoughts on the subject, and the 2001 work defends the professional model 

very effectively (Friedson, 2007). Generally professional bodies outline the knowledge 

required for acceptance through academia, experience, and interrelated prerequisites. This 

body of knowledge is specific; accordingly, professionals must be able to work without 

supervision (autonomous) and accept responsibility and accountability for their work. 

Friedson (1999) argues that establishing the skills and knowledge required to perform a 

profession forms the foundation of an essential intellectual device for making sense of 

reality, a theory of professionals builds a cumulative body of knowledge, a stable language 

which will allow formal concepts in a form that can be understood and manipulated and 

thereafter a theoretical model of professionalism. As the term óprofessionalô becomes all 

encompassing, various occupational groups, as a means of distinguishing themselves, are 

increasingly concerned with professionalisation and professionalism (Chan, et al., 2007).  

 

The term óprofessionalismô has been centrally built around our understanding of it and 

how it has been used. The importance of establishing the ócorrectô or ódesirableô character 

traits to constitute óprofessionalismô became imperative with the advent of the professions 

in society and remains an educational priority to this day (Martimianakis et al., 2009). The 

debate on professionalism circles around what elements and which behaviours are 

associated with the concept of professionalism. Despite the increasing interest in 

professionalism there is no agreement on how to define it (Arnold, 2002).  

2.3. The Concept and Definition of Professionalism 

In the run up to 2008 (and the financial crisis), a gap had developed between valuation 

 

1 Websterôs Third New International Dictionary, Unabridged. Merriam-Webster, Inc., 1993. 
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professionals, and society in RoI. Millersonôs (1964) definition of a profession, grounded 

in skills, based on theoretical knowledge, training, and education, through the passing of a 

test, and service for the public good, in a profession that is organised, with a code of 

conduct, caused problems for valuers in RoI, as there was no framework, or requirements. 

If an occupation whose core element, is work based upon the mastery of a complex body 

of knowledge and skills, then valuation in RoI, was not (Cruess, & Cruess, 2012). When a 

profession is under threat, from the challenges of those who practice without, what are 

understood to be, the minimum requirements, demonstrating the behaviours and 

characteristics of a professional, ï a professional identity, and professionalism, becomes 

more important (Cruess, & Cruess, 2012). As a professional, there is a responsibility to 

maintain the highest standards. Professionals play an important role in the development of 

society, and the growth of specialist knowledge. The rights and privileges bestowed on 

professionals, such as self-regulation, independence and trust, hinge on the maintenance 

of professionalism. Professionalism can be described as an unwritten contract between the 

valuer, client, and society. There has been very little research into professionalism as an 

attitudinal construct, even though it is globally assumed to be, an antecedent to positive 

outcomes (Swailes, 2003). The concept of professionalism is not new; according to 

research undertaken by Martimianakis et al., (2009) the medical profession has discussed 

professionalism for hundreds of years, and professionalism is an extremely value-laden 

term, with societal, institutional, historical, and contextual expectations built into it, and 

has a longstanding tradition in sociological research, from the beginning of the 20th 

century (Evetts, 2006; Crook, 2008).  

 

The concept of professionalism and its measurement was the subject of a seminal article 

published in 1968, Hallôs approach, making an influential contribution to the development 

of an attitudinal scale (Hall, 1968). However, Hallôs scale, assumes the participants have 

a measure of professional structure and professionalisation, that may not exist in some 

professions, and concentrated on the structural aspects of professions.  The scale was tested 

on qualified building professionals, using an electronic survey. The scale confirmed five-

factors, this scale has been tested by various other researchers, who believe, have further 

refined it, to suit their individual professions. Bartol (1979)  and Swailes (2003) are among 

those that relate to the multidimensional construct of professionalism, being the 

predominant avenue of research to date. The multidimensional concept of professionalism 
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combines (foundational) structural and (observable) attitudinal aspects, which as a 

professional ideology, can be measured (Hall, 1968). The concept of professionalism is 

important, to date, there have been no measurement scale for professionalism available to 

valuers. Many services can be measured or judged by objective tests, and rejected if not 

up to standard, but given the intangible nature of some elements of valuation, there needs 

to be a high level of trust. óProfessional ideals and knowledge will only be kept if the 

environment reinforces themô (Friedson, 1991) (Marshall, 1939). The concept of 

professionalism is critical to organisational success, yet there is no robust measure 

grounded in contemporary studies of professional organisations, alongside the debate of 

whether a group has been fully professionalised (Swailes, 2003).  

 

Martimianakis et al. (2009) believed professionalism to be a set of behaviours that are 

discrete, specific and objectively measurable, in contrast to Kenny and Zaccaro (1983), 

who proposed that professionalism may be derived from an ability to perceive the needs 

and objectives of the various constituencies and to adjust personal approaches accordingly 

rather than any particular personality trait or behaviour. Professionalism may be divisible 

into two distinct aspects, occupational attributes (education, associations etc.) and 

individual attributes (expertise, autonomy, ethics, and continuous professional 

development) (Kerr & Jermier, 1978). Newark (1982) defined professionalism as the 

ability to ópositively represent the standards of one professionô. It is evident that defining 

professionalism is difficult, a correlation of individual subjective views on professional 

behaviour may produce evidence of positive and negative behaviours and the likelihood 

of future positive or negative behaviours. The valuation profession does not have a clear 

definition of professionalism or what professional behaviour consists of, therefore cannot 

measure it.  There are lists of attributes agreed for some professions, but what they are in 

the context of valuers and the valuation profession, have not been explicitly defined.  

Without a definition (or well-accepted criteria for professionalism), complex situations 

may lead to differing interpretations on what constitutes professionalism and professional 

behaviour (John C. , et al., 2009) .  

2.4. Modern professionalism 

Although the focus on the importance of professionalism has not changed, the meaning 

ascribed to the term has. Modern professionalism assumes the skills of a profession as a 
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basic foundation. As a group, professionals are assumed to act in the public interest, their 

behaviour is regulated, and their actions examined by public and professional bodies. 

Unprofessional behaviour reflects badly on the profession as a whole and ultimately results 

in a loss of public confidence or limiting of a professionôs self regulating status. Therefore, 

it is in the interest of professions to instil a lifelong commitment to high standards and 

codes (traditionally passed on by role models). Some argue that focusing on any normative 

definitions of professionalism (trait based, behaviour based, or role based) leads to an 

over emphasis on codes of behaviour and misses the influences of context, institutions, 

and socio economic and political concerns. Professionals in a given context, discriminate 

in their responsiveness to requirements, if professional identity is socially constructed and 

sustained through institutional structures then contemporary professionalism should 

underpin professional practice. The development of a professional identity must be 

supported by the learning environment (Martimianakis , et al., 2009), (Cruess, & Cruess, 

2012). To promote routine professional behaviour, it is therefore necessary to develop a 

series of observable behaviours which reflect the attitudes and values of the professional 

that can be evaluated. Measuring professionalism allows formative feedback. Modern 

professionalism is increasingly specified, following the medical profession seriously 

evaluating professionalism sometime around the early 2000ôs (Stern, 2006). Some 

professions can be viewed as self-serving with weak standards applied in an irregular 

manner (Cruess, & Cruess, 2012). In some instances, for professionals the correct action 

is clear, however, when the correct course of action is not straightforward valuers are 

required to balance their obligations. During these challenges, examples of what is 

considered professional behaviours (often explicit and implicit professionalism) should be 

front and centre.   Professionalism requires that financial returns should not be the only 

measure of success and includes a commitment to exceed ordinary standards. The 

boundary between professionalism and ethics can be crossed, however the principles of 

professionalism are an aid to the organisation of behaviours seen to be important by all 

(Stern, 2006).  

 

Throughout the literature review, several themes emerged, as modern levels of scrutiny 

demand a higher level of accountability and puts pressure to become more professional. 

To fully understand the direction that Property Service Providers (PSPôs) in RoI are 

required to focus, there is a need to understand how and why the promotion of 
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professionalism is a responsible reaction to the failures of recent past experience. The 

concept of professionalism can be complex and difficult to work with, identifying the main 

themes simplifies the conversation. 

2.4.1 Theme One: The Concept of Professionalism 

For some professions, the concept of professionalism is clearly circumscribed with specific 

elements, with definitions empirically and prospectively derived (Arnold, 2002). Traits, 

attributes, behaviours, and non-cognitive behaviours can be included in the list of 

parameters. The maturing of the valuation profession in RoI requires a framework for the 

concept of professionalism as an ideal for valuation professionals. 

2.4.2 Theme Two: Definition 

How professionalism is defined varies, and instead professionalism is often described in 

terms of contexts such as competencies, core learning outcomes, values, attributes and 

ethical awareness and a close relationship with competence. A definition for the 

professionalism of valuers in the RoI is not included in the literature. 

2.4.3 Theme Three: Competence 

Excellence brings with it a commitment to competence (Stern, 2006). Competence to 

practice valuation should include the ability to demonstrate professionalism. It is widely 

recognised that you first must be a professional to demonstrate professionalism. The 

practice of valuation and its methodology have been the focus of research, however the 

skills required to produce valuation reports have been left to the market and in some cases 

professional institutions. Up to 2012 in RoI there was no minimum educational or 

experiential requirements for Property Service Providers, this includes the subsection, 

valuers. There is a need for valuers in RoI to understand the link between education and 

practice and the role of professionalism.  A professional needs not only specific 

competences and qualifications but also a work ethic that balances the greater good 

(Bordass & Leaman, 2013). In RoI, as a subsection of Property Service Providers, valuers 

are a newly emerging profession and because the Central Bank of Ireland has recognised 

the practice of utilising unqualified valuers as a factor in the property crash a framework 

for minimum competence needs to be established (Central Bank Of Ireland, 2011).   
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2.4.4 Theme Three: Professional Behaviour 

Professionalism is seen as either a personal characteristic or behaviour that is believed to 

exert influence on the way the professions are practised or in the wider sense: as skills, 

personal attitudes and values that guide behaviour when acting as a professional. 

Completing a valuation in the manner expected constitutes a basic function of valuers 

however acting with integrity and honesty can be considered an individual and personal 

trait. When professional practice aligns with professionalism ópro social behaviourô 

becomes the norm and the property market in RoI will be better protected. Professionalism 

as a role draws attention away from the traits and behaviours of individuals and towards 

the roles played by professionals in general. By socialising valuers into a lifetime 

commitment to high standards and adherence to codes of ethics and professional behaviour 

the property market is more protected, the professional themselves are protected and the 

valuation profession is protected (Cruess, & Cruess, 2012). 

2.4.5 Theme Four: Elements of Professionalism 

There are nuanced differences in interpretations of the elements required for 

professionalism, however the majority of literature, presupposes education, experience, 

and membership of a profession. Bartol (1979) found professionalism reflected the five 

subscales: Autonomy, Professional standards, Ethics, Professional commitment, and 

Professional identification. Belief in public service, self-regulation and autonomy also 

come to the fore in a study of built environment professionals (Chan, et al., 2007). What 

constitutes professionalism or who is most likely to óact professionallyô for valuers in RoI 

has not been established or how to encourage reflection on how individual actions relate 

to broader perspective.  

2.4.6 Theme Five: Assessment of Professionalism 

To promote routine professional behaviour among professionals the profession itself must 

care about the consequences of unprofessional behaviour. When professionalism is 

challenged and fails, the profession itself suffers. When the Central Bank of Ireland 

pointed to valuers as part of the problem, the profession suffered (Central Bank Of Ireland, 

2011). No reliable and valid evaluation method exists for the measurement of 

professionalism or being professional.  Many medical programmes evaluate professional 

behaviour as part of clinical performance, and it is through assessment that they can 
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ascertain the success of programmes promoting professionalism. Some studies exclusively 

focus on measuring professional behaviour, in and of itself, by using a comprehensive 

definition of professionalism (Arnold, 2002). The ability to accurately measure 

professionalism detects extremes of behaviour, provides feedback, assists the tailoring of 

education and the results of educational interventions (Stern, 2006). There is no 

measurement instrument available to test the professionalism of valuers.  

2.4.7 Theme Six: Challenges to Professionalism 

Self-regulation is a basic tenet of all professions, in today's world people are more sceptical 

of expertise, conflicts of interest are reported (often online) and understandably the public 

demands greater transparency. Professional responsibilities in a complex and contested 

work environment are constantly being reshaped by a changing economic, environmental, 

and social context but many professionals experience an ethical void due to little guidance 

from their institutions. (Hill, et al., 2013). Challenges to professionalism are recognised 

across authors, and include conflicts of interest, abuse of power, lack of conscientiousness, 

and destructive arrogance (Arnold, 2002). When there are challenges, the concept of 

professionalism can help guide professional behaviour. In RoI up to the financial crisis 

self-regulation and the correcting ability of the free market was taken to the extreme, with 

very little regulatory control over valuers and no requirement for membership of 

institutions. As there was no framework for the profession of valuer, individuals 

adjudicated on their own ability to work in the field.  When the challenge came, some 

valuers acted unprofessionally.  

2.5. Objective of professionalism 

The objective of professionalism is to assist professionals to understand, believe in and 

develop professional behaviours. When a profession is expected to follow the general 

principles of professionalism, there is an onus on the individual, to be aware of their 

actions, and the consequences, that they have on themselves, society, and the profession 

itself. Professionalism cannot be taught, modelled, or anticipated, if it has not firstly been 

researched, defined, or measured. An individual who lacks professionalism can be 

identified, inversely therefore, there can be agreement on what indicates professionalism.   

Professionalism has evolved in many fields, to be seen as an important road map, to 

developing a professional identity, there is no such road map for valuers.   
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2.6. The Valuation Profession 

The knowledge required to operate in the property market has expanded bringing the focus 

on the valuation profession itself, valuation practice and the professionalism of valuers, in 

general. As the market has become more sophisticated and globally interconnected, so to 

must be the response. Stories portraying ignorance of each otherôs valuation objectives, 

theory and practice throughout Europe during the 1990ôs (in a response to the collapse of 

the European property markets) directed increased focus on standards, systems and 

consistency (Adair , et al., 2005). There is anecdotal evidence of variations in valuation 

processes in different regions that are in a variety of stages of evolving. Some areas (even 

within countries) may be more progressive than others. An urban/rural divide in relation 

to professionalism could be expected where it is just not practical to have a specialisation 

within valuation practice or even property services due to the size or spread of the 

population. As a consequence some find themselves using appraisals produced in the 

valuation cultures of several different countries and undoubtedly will evolve preferences 

for those which best serve their needs (Adair , et al., 2005). 

2.7. What is value? 

ñMarket value is a key concept in establishing an informed expectation as to the price for 

something, one that is neutral as between buyer and sellerò (TEGoVA, 2010). Price can 

be defined as the actual or factual observed transaction price achieved; this market price 

produces evidence for future valuations. Worth is subjective and depends on an individual 

propertyôs specific benefit to a particular purchaser, which will not be market wide. Value 

is a hypothetical concept which combines both price and worth. The market value is 

defined in the Red Book as  

 

The estimated amount for which a property should exchange on the date of 

valuation between a willing buyer and a willing seller in an arm's-length 

transaction after proper marketing wherein the parties had each acted 

knowledgeably, prudently and without compulsion. (Royal Institution of 

Chartered Surveyors, 2010) 

2.8. What is a valuation?  

Market valuations are widely used for financial statements, regulatory compliance, secured 

lending, and transactional activity (International Valuation Standards Council, 2010). 
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Where a document is relied upon by others, commissioned and paid for by a client, then it 

should be consistent with common standards, free from bias and undertaken with due 

diligence (Sayce, 2007).  A market valuation is an opinion as to the combined value of 

market price and the market trends worth taking into consideration. Market value is 

dependent on the number of buyers and sellers actively trading at any particular snapshot 

in time and is not a moving picture. A valuation reflects the conditions prevailing in a 

particular market, on the valuation date, not an adjusted or smoothed price, based on 

supposed restoration of equilibrium (International Valuation Standards Council, 2010). 

There are many methods to arrive at this figure, which range from the highly technical to 

the not-so (guesstimate). There are methodological variations between valuers, offices, 

local areas, regions, and countries. Valuation eccentricities betray ignorance of each 

otherôs objectives, theory, and practice (Adair et al., 2005). There are five traditional 

methods of valuation: direct comparison, income approach, cost approach, residual and 

profits method ï these may be used individually or in combination to arrive at a valuation 

figure. Market value should be measured as the most probable price reasonably obtainable 

on an assetôs highest and best use on the valuation date (International Valuation Standards 

Council, 2010).  

 

To complete a valuation and come to the most probable price reasonably obtainable, there 

is certain information that a valuer requires. Some information is basic: location, 

measurements, etc; however, there is also a requirement for information that is specific to 

that particular property. A visit to the property is generally considered a part of that 

information-collection process. Drive-by valuations are fast becoming the new trend in 

valuation in the RoI, and are frequently requested, based on cost, time, and efficiency. 

Information on what proportion of valuations are drive-bys, is not yet available. 

Information on how accurate drive-by valuations tend to be, is not available. Drive-by 

valuations were originally supported by pre-existing baseline values, by valuers who were 

intimately familiar with the property, and were only used to validate the property ownerôs 

guesstimate as to the value of their property.  

 

The requirement for an up-to-date valuation report can be waived where the new combined 

advance is <75% of the last valuation on file. In this case a Drive by / Opinion of Value 

will be obtained. (Perm TSB, 2006) 
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Drive-by valuations are, however, requested on properties not previously known to the 

valuer, removing the skill, judgement, and experience of the valuer. The pressure on the 

valuer to complete these types of valuations is immense, with bank lending panels 

consolidating along with a general reduction in instructions. Lending institutions even in 

the wake of the recession (originally caused, in part, by overvaluations of property) are 

still satisfied that these types of valuations are consistent with present lending objectives 

and will base critical lending decisions on the óhypotheticalô security in properties that 

have not been inspected, in an effort to save a relatively small amount of money.  The 

inference may be taken by the valuer that this type of valuation is not an important tool in 

the loan application and lending decision, therefore given very little attention by the 

lending officials.  When clients do not understand the nature of the service, it should 

concern valuers, professional bodies and the Government, whose role it is to protect the 

public interest (Gilbertson & Preston, 2005).  

 

The effects of substandard valuations have been witnessed and reacted to in other 

jurisdictions. In the UK after the 1970 property crash, the RICS published the Red Book. 

The USAôs reaction to the savings and loan crisis (1980) was to insist on licensing valuers. 

Lessons were not learned, Germany in 1994 and Bangkok in 1997 both suffered similar 

plights, which exposed unrealistic estimations on assets. Consistent valuation standards 

should be the responsibility of the valuation professionals and the Government (Gilbertson 

& Preston, 2005). In 2008 after some significant growth, RoI followed suit with a property 

crash.  

2.9. Are valuers professional? 

In a society where property has a value, the property market functions efficiently when 

there is a mutually beneficial interaction between the variable factors of supply and 

demand, availability of credit and legislation. Equilibrium provides a point to decide when 

an asset is under or overpriced (Samuelson & Nordhaus, 2004); with markets constantly 

moving the skill of a valuer is in forming an opinion on this effect (Brown, 1998). There 

is no substitute for the skill of a competent and experienced valuer (Gilbertson & Preston, 

2005). For the individual, initial value of a property or capital outlay (acquisition cost), 

selling price and/or capital gain (profit) are important factors.  



24 

 

 

In marked distinction to many financial instruments, real property is commonly 

more individual in both its legal and physical nature, less frequently traded, has 

buyers and sellers with varied motives, faces higher transaction costs, takes 

longer to market and buy and is more difficult to aggregate or disaggregate. 

These features make the valuation of real property an art requiring care, 

experience of the specific market, research and the use of market evidence, 

objectivity, an appreciation of the assumptions required and judgement ï in short, 

professional skills. (TEGoVA, 2010). 

 

It is the ability to understand the context of property investment, adjustment of transactions 

of individual properties, risk and probabilities and to use them within the valuation model 

that is required of valuers. Professional valuation associations globally accept that value 

of the property forms the foundation for important rational investment decisions and that 

accurate valuations should lie at the centre of the lending decision and there are a specific 

set of professional skills required for that process. Learning from othersô valuation 

experience and theory is a strong reason for studying valuation processes in other countries 

(Adair et al., 2005).  In the RoI we need to insist on good quality valuation as they have a 

major role to play in consumer protection (Gilbertson & Preston, 2005). 

 

The elements of negotiation, compromise and solution are threads of the complex 

relationship that drives the property market in general. A network of positive, neutral 

and negative professional relationships and alliances provide a background to a market 

that can be entered into by those with access to funds. Tensions in that specific context, of 

a complex process, captures often contrary professional relationships. Positive and 

negative relationships can be reflected by the range of issues generated by the development 

of a profession that has no professional standards. Some believe that in a perfectly efficient 

market, technical and fundamental analysis is of no value: valuers should only gather and 

report information; the market price of an asset reflects all the new value affecting 

information (Lusht, 1986; Gau, 1987). However, Kinnard (1968) observes that ñreal estate 

decisions are differentò from other business decisions, a differentiated product, site 

specific, unique, and fixed in location. Development decisions require complex forecasts 

of net income in dynamic and changing markets. Buyers, especially in residential markets, 

are typically only sporadic players in the market and ñfrequently unsophisticated in their 

decision behaviourò, with four additional types of risk: time risk, location risk, information 

risk and goals risk (Ibid). Speculation occurs when the tendency of optimistic behaviour 
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to reinforce itself builds confidence in the marketplace and creates feedback processes that 

generate higher and higher expectations about the future. Speculative bubbles are highly 

sensitive to external events and can thus swing wildly as such events occur (Xiao, 2010). 

If (as many commentators believe) valuations play an integral part in the workings of the 

market and as a result influence prices, liquidity and the recorded performance of the 

property market, then by influencing the behaviour of other players in the market 

valuations influence the market itself, as markets are a product of those who operate within 

them. Consequently, there may be a more complex two-way feedback relationship, 

whereby valuations influence the price formation process, which in turn influences 

subsequent valuations (Baum et al., 2000). 

 

The practice of professional valuers was identified in the UK as a contributory factor in 

the house price collapse of the late 1980s (Daly et al, 2003). As the ñvaluation of property 

supports a large amount of financial activityò (RICS Working Party, 2002) as an important 

component of collateral for loans, valuation reports in the wider public interest should be 

performed to the highest standardsò (RICS Working Party, 2002). Research shows it is in 

the public interest that the State prevents repetition of the financial crisis by raising 

professional standards and placing due diligence requirements on credit institutions.  It has 

also been shown that there is an association between lower risk factors and robust 

valuations:  

 

ñIt has been a common feature of the property cycle for very many years that it is 

often driven by lenders anxious to secure their loans on property. In these 

circumstances it is of wider interest that valuers should be providing robust, 

objective figures and valuation advice in order to reduce the chances that the 

market becomes over-borrowedò (The Working Party, 2002).  

 

Professional, objective and robust valuations free from the influence of clients are a 

necessary component of credit risk assessment and control, while also acknowledging that 

the client has information, expertise and experience that may assist in more accurate 

market valuations (Levy & Schuck, 2005).  

 

2.10.  Accurate valuations  

Although there are other methods of valuation, essentially, real estate valuations are based 
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on comparable evidence, and fundamentally require the correct identification, analysis, 

and application of that evidence, to produce accurate valuations that can withstand scrutiny 

from the client, the market, and the courts (RICS, 2013). According to Baum et al. (2000), 

existing research generates the following hypotheses: 

 

1. Valuations will be based upon the previous valuation plus or minus 

perception of change.  

2. The perceived changes, unless the subject of very reliable transaction 

evidence, will be conservative. 

3. Valuations will be affected by procedures and precedents of a statutory and 

regulatory nature. 

4. The results of legal judgements will be a powerful influence on valuations. 

 

However, Baum et al. (2000), believe this research omits the potential influence of the 

client commissioning the valuation, and the transaction which might follow, with markets 

producing prices, and valuers producing valuations, as if valuation is an independent 

process, and the valuer acts as an objective commentator or scorekeeper. In the period 

1987 to 1994, after a period of dramatic volatility in the property market, there was an 

increase in litigation sparking the Mallison Report. Along with the evolution of the concept 

of value, and the definition of value, practitioners have developed valuation 

methodologies, but for any valuation to have validity, it must produce an accurate estimate 

of the market value. Investors trade or retain, on the basis of their own perception of their 

own yield requirement, these will differ from investor to investor, and in a perfect market, 

where there is complete information available to all players, price is analysed in a uniform 

and consistent manner by all participants. The result would be conformity in opinions of 

price; however, price sits in a wider set of possible values ascribed by individuals. The role 

of the valuation is to model the thought process underlying the calculation of worth (Adair 

, et al., 2005). Accuracy is of interest, because of the reliance on valuations as proxies for 

actual selling prices, but clients have economic incentives to influence valuations, in order 

to maximise asset-based fees, or increase loan to value (Fletcher & Diskin, 1994). 

Opportunities arise to develop competitive advantages, in the areas of information 

gathering, the interpretation of market data and valuation technology (Levy & Schuck, 

2005) and this could potentially interfere with the valuation process, as clients can merely 

discontinue hiring a particular valuation firm, if the results of that firm's valuations do not 

satisfy expectations.  
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Although there is an increasing level of regulation and guidance, on good practice, this is 

set against a reluctance to pay adequate fees, to underpin the provision of an improved 

service (Adair , et al., 2005).  

2.11.  Is There a Valuation Culture? 

It has been suggested from within the lending profession, that valuation instructions reflect 

the circumstances of a given lender, at a point in time, based on their financial strength, 

market projections, willingness to lend, and attitude to risk (Real Estate Initiative, 2009). 

In markets that are mostly locally dominated (few outside investors), local perceptions of 

worth and their pricing methods will dictate the trend (Adair , et al., 2005).  Which Coakley 

(1994) expressed as: 

 

 Price=f (local valuation practice, local user worth) 

 

This led Alstair et al. (2005), to foresee two distinct sets of valuers: International 

consultants, applying international methods, and indigenous valuers, operating in 

provincial markets, therefore, in markets not favoured by investors, indigenous methods 

may persist. A practitioner in one country, may misinterpret the valuation process in 

another. Alstair et al (2005), concluded that there was a problem with the cultural nature 

of valuation, that needs to be understood in its cultural context, with different dynamics 

including property use, which may have profound repercussions on the practice of 

valuation.  

2.12. Professional competency 

A combination of knowledge and skills is the basis of a competent practitioner.  In the 

context of property valuation services, professional or technical competences are reflected 

in the quality of individual experts, their technical competence, knowledge resources (local 

knowledge) and experience, which require expertise. A lack of knowledge (technical and 

experiential) may lead to ethical issues.  The interaction between professional competences 

and the resultant ethical behaviour is succinctly modelled in Figure 2, Professional 

Competence:  
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Figure 2: Professional competence: 

Source: Kennie et al. (2000) 

 

Therefore, knowledge, ability and understanding of the wider business context in 

combination allow ethical decisions and behaviour, resulting in professional competence 

(Kennie, 2000). Knowledge and skills can be and are evaluated, however professionalism, 

which may be a combination of values and behaviours, presently may only become evident 

in stressful real-life practice situations, and unfortunately, those values and behaviours 

may be in the form of unprofessional conduct. Adequate performance on tests shows 

technical knowledge, and there appears to be an assumption (as evidenced by a lack of 

focus on professionalism) that if you are technically competent then you will behave 

appropriately. 

2.13. Context-based professionalism 

Professional responsibilities in a complex and contested work environment are constantly 

being reshaped by a changing economic, environmental, and social context (Hill, et al., 

2013). Many professionals before they are fully licensed are aware of an ideology 

surrounding professional practice, a form of óHippocratic Oathô to practise honestly, 

ethically, and professionally. The reality is that professional bodies produce codes of ethics 

and expect members to adhere to those codes; however, if a professional is not a member 

of a professional body they will not have access to or knowledge of those codes, as was 
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the case for many Property Service Providers in the RoI.  The wording of those ethical 

codes is important as they may form a basis for the future professional behaviour of 

professionals. As daily practise differs from one situation to the next some forms of 

professionalism are context dependent (Stern, 1996). When two specific professional 

values are in conflict, it is not always predictable which of the two values will take 

precedence (Ginsburg et al., 2000).   

 

Research by Baum et al. (2000) has identified a presumption underlying much of the 

academic work into property valuation undertaken as ñnot necessarily factual.ò This is the 

presumption of the independence of valuations from the market price setting process. This 

issue remains controversial and unresolved ñpartly because the vast majority of this 

research and commentary has ignored the real-world context in which valuations are 

produced and usedò. Ball (2002) disagrees with Baumôs assumption and argues this is a 

misunderstanding of the analysis of economic modelling, which uses rationality as a 

working hypothesis. Consequently, there is some debate and scepticism within the 

property modelling literature about the accuracy of models in explaining and forecasting 

property markets. 

 

Property markets are not easily analysed because, conceptually, a large number of features 

may have to be taken into account. There is a whole series of interlinked markets with 

various limitations on the information available to the agents operating within them (Ball, 

2002).  Further complication is caused by the role of regulation and the existence of varied 

institutional frameworks associated with the development, financing, and ownership of 

property. Buyers and sellers do not simply come together to strike a bargain but are usually 

required to get independent valuations as a part of the transactions process, and it is widely 

accepted that such valuations affect market outcomes (Matysiak & Wang, 1995). As 

property markets are imperfect, data is often unavailable, and many valuations are based 

on assumptions which makes them highly contextual, as human behaviour is more 

multifaceted and context dependent than a dualistic conceptual schema of rational and 

irrational will bear (Guy, 1999).  

 

Any organisation is identified, both internally and externally, by its organisational ethics, 

which can be defined as the articulation, application and evaluation of its consistent values 
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and moral positions, which are derived and developed within an organisational culture, 

consistent with its expectations and the goals of the organisation, as they are actually 

practised (Smith & Drudy, 2008). There may be a question of independence in the context 

of conflict of interest, where the agency interests of consultancies may conflict with their 

valuation and market research services. Separation of these roles may lead to difficulties 

in valuers acquiring not only transactional data as the basis for comparative valuations 

(which is not the only method of valuation), but also in understanding the forces driving 

price-making, which should be reflected in the valuation process. Valuations are generally 

regulated by a means of professional liability case law, guidance from organisations and 

Government, different regions vary the amount of weight given to these. The influence of 

the RICS (Royal Institution of Chartered Surveyors) has grown in many countries, 

especially across Europe, therefore valuation processes in the UK are established with 

significant procedural and methodological developments, however national valuation 

processes in different countries clearly show that geographically close countries, sharing 

a Western European cultural heritage, have developed valuation processes in response to 

common needs which, although similar in many ways, still display diversity in methods, 

definitions and sophistication. The educational background of the valuation profession 

varies enormously throughout countries, however as an evolving profession, valuers face 

the prospect of greater commonality in professional qualification, education and training 

(Adair , et al., 2005). As the profession matures the need to instil an innate understanding 

and requirement for concept of professionalism to guide professional behaviour becomes 

more apparent. The alignment of the profession with client needs and the wider needs of 

society is a priority. Professionalism in the context of market mechanisms requires 

personal responsibility for ethical behaviours and proven performance as built 

environment professionals can no longer evaluate their choices in a ómoral vacuumô (Judt, 

2010). Built environment professionals need to challenge and innovate with a strong voice 

in public life, making ethical behaviour the catalyst for change and progress (Hill, et al., 

2013).  

2.14. Lapses in professional conduct. 

The Courts have seen many claims by lenders against valuers for overvaluing property 

taken as security for loan transactions and the principles to be applied to such claims are 

well established. Negligence cases often follow boom, bust cycles, as overheated markets 
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can lead to overvaluations and subsequent financial difficulties can lead to increased 

borrower default. It has been established that a valuer has a óduty of careô with the 

appropriate degree of skill and care exercised. The core element of a profession is ówork 

based on a mastery of a complex body of knowledge and skillsô, professionals are generally 

members of a profession who are governed by codes of ethics (Cruess, & Cruess, 2012).  

 

The Bank of Englandôs Staff Working paper 747 concluded, contributing factors to the 

global financial crisis as; inadequate or flawed regulation, supervision, or both; 

underestimation of the riskiness of securities created with financial engineering; flawed 

assumptions regarding house prices and too loose monetary policy (Aikman, et al., 2018). 

This was not just the case globally, in preliminary research completed by NUI Galway for 

the then Minister of Finance, Brian Cowen, it was stated: 

 

It appears clear however that bank governance and risk management were weak 

- in some cases disastrously so. This contributed to the crisis through several 

channels. Credit risk controls failed to prevent severe concentrations in lending 

and property - including notably on commercial property - as well as high 

exposures to individual borrowers and a serious overdependence on wholesale 

funding. It appears that the internal procedures were overwritten, sometimes 

systematically. The systematic impact of the governance issues crystallized 

dramatically with Government statements that accompanied the nationalisation 

of Anglo-Irish Bank. (Regling & Watson, 2010) 

 

Some governance events were already under investigation. There is a need to probe more 

widely the scope of governance failings in banks whether they were of a rather general 

kind, or apparently in a few instances, connected with very serious specific lapses and 

whether auditors were sufficiently vigilant in some episodes  (Regling & Watson, 2010).  

 

Regling and Watson (2010) were concerned with the incentives for loan officers to 

increase a bank's market share, with many supervisors faced with complex assets and 

operations. Banks had the ability to work around specific rules so moved to rely more on 

the banks own risk assessment systems. This allowed a serious build-up of vulnerabilities 

due to the change of approach among regulators and supervisors. In Europe, there was a 
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realisation that micro financial risks need to be addressed by macroprudential supervision. 

Regling and Watson believe this pointed to issues of supervisory culture. In some cases, 

LTV (loan to value) of 100% which is not sound practice under any prudent assessment of 

the risks for future economic growth and property price developments. Regling  and 

Watson (2010) found failings of supervision; a supervisory culture which was 

insufficiently intrusive and staff resources were seriously inadequate for the more hands 

on approach that was needed and a serious lack of skills, concluding that  ñ it should be 

established how and why internal checks and balances failed whether supervisors 

perceived the risk and why the response of the supervisors was not more forcefulò. 

 

Evolving professionalism is a commitment to the highest standards, competence, integrity, 

the promotion of their profession and the ócommon goodô. All professionals are exposed 

to situations that challenge their abilities to act professionally and even when lapses in 

professional behaviour are identified, there is great reluctance to report it (Ginsburg et al., 

2000). Professionalism can be understood as a set of values and corresponding behaviours 

that address the concerns of society, in this way when exposed to challenges the default 

will be high levels of ethical decision making. This is a responsibility owed to all the 

participants in the property market and their profession.   

 

To enhance the professionalism of valuers there is a need for consensus on the role and 

control over those who are eligible to describe themselves, and practise as, professional 

valuers. Valuations have become more onerous, with reports carrying the need for 

increasing amounts of information for very little fee. The property boom, with its reduced 

perception of risk, caused a concentration on speed and cost rather than quality for 

valuation reports. Some lenders have valuation panels which are in some cases 

consolidating, however the focus needs to be on quality. Pressure exerted by lenders is 

unacceptable, with drive-by/desk top valuations daily becoming the norm. Members of 

SCSI (Society of Chartered Surveyors of Ireland) are recommended not to complete drive-

by valuations unless they have completed a full valuation report on the property in the 

recent past, but there are still those who are without codes or regulations and lenders still 

tend to seek these out and make use of them. Valuations are labour intensive and providing 

a good service will depend on the fee. The temptation by lenders to reduce costs should be 

resisted at every opportunity so they receive the best information (Adair et al., 1996).  
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Generally, there has been no significant reported increase in claims against valuers as 

analysts are trying to distinguish between the drop in price or incompetence of the valuer, 

resulting in lack of accountability. Very little research is available on the nature and extent 

of the lack of professionalism with, to date, the only evidence being anecdotal. There is a 

general acceptance that eventually valuers will be called to task; this may result in the 

courts having to decide where the negligence lies. The fact that legally, it is acceptable to 

decide on oneôs own ability to complete valuations needs to be addressed. Valuers in 

Ireland should be required at a minimum, to hold a recognised and relevant professional 

qualification and the term óValuerô should be defined under these professional standards.  

 

Forced, begrudgingly, to pay for valuations they do not want (seen often as something the 

lending institution require), clients will seek the least expensive provider, causing a 

downward shift in fees and quality (Gilbertson & Preston, 2005). When client 

requirements are raised and the end user acknowledges that a credible valuation report is 

an essential and important tool to facilitate investment, taxation and lending security, then 

unqualified advice will no longer be acceptable. The valuer in the RoI has a role to play in 

this, by insisting that the area of valuation be deemed as one worthy of definition at the 

very least, with defined knowledge, skills and length of experience needed to justify the 

title in an effort to follow other jurisdictions by separating the role of estate agent from 

surveyor (valuer). óQualified valuerô is an attainable standard included in the Blue Book 

(TEGoVA, 2010), but any improvement, however basic, would be welcomed. The 

following statement, which could be an added as a legal requirement for all and every 

property service provider to include in advice on value of any property, would raise the 

bar and leave those providing valuations in no doubt as to where they need to be: 

 

The valuation basis is market value, conforms to international valuation 

standards and was arrived at by reference to market evidence of the transaction 

prices for similar properties. All the valuers listed above are qualified valuers 

who hold a recognised and relevant professional qualification in valuation and 

have recent experience in the relevant location and category of the properties 

being valued (Newswire Europe Limited, 2007).  

2.15. Valuation practice in RoI, prior to 2008 

The framework under which valuers in the RoI practiced, up to the property crash in 2008 
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and further until 2012, was not fit for purpose. There was something wrong, why in such 

a modern progressive market, wasnôt there a push for institutional reforms, better 

guidelines and structures that supported the valuation profession? Could it be that 

valuation was not viewed as a profession of itself but rather, a service that could be 

supplied by any estate agent, not one that is distinguished by a body of technical 

knowledge that requires extensive training, development of competence and personal 

experience? Could professionalism be the paradigm shift required?  

 

Pre 2008, there were two professional bodies to which an estate agent could choose to 

become aligned, neither of which recognised valuation as a speciality, and there was no 

requirement to be a member of either. The regulations that covered entry to the profession 

of estate agent did not include educational or experiential requirements. Many valuers 

during the óboomô worked under the licence of another (office was required to be licensed) 

so were not known to any higher authority.  Anecdotally, with so little to lose (as many 

had no professional identity) and no apparent comprehension (unknown, unknowns) of the 

devastation they could and eventually would cause, by consistently confirming the sale 

price, or above, in a booming market. There was no avenue to complain as it was perfectly 

legal, although obviously ethically questionable. As valuers had no professional identity, 

it was largely accepted that óanyone with a licenceô was qualified, skilled and 

knowledgeable, sometimes even those without licences and as housing market cycles are 

linked to the macroeconomy, this had far reaching consequences.  

2.16. Irish economy 

Irelandôs óCeltic Tigerô economy grew massively between 1997 and 2007. In terms of 

GDP per person, Ireland went from the 22nd richest country in 1997 to the 5th richest by 

2007 (International Monetary Fund, 2009). During this óboomô, growth ultimately 

depended on low interest rates (available credit), the property sector (supply) and 

speculation by individuals (demand). Government policy was to stimulate economic 

growth and support lending and borrowing (O'Sullivan & Kennedy, 2010), and, crucially, 

tax deductibility for mortgages, significant and distortive subsidies for commercial real 

estate development, and no property tax (Regling & Watson, 2010). Over this period, the 

cumulative growth in rental values on all commercial property was just 7.4 per cent, 

compared with 46.2 per cent for capital values (Woods, 2007). The correction came in 
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2007, interest rates increased and internationally economies suffered through sub-prime 

lending. By 2008 property prices in the RoI had declined; a downward slide which 

technically came to a halt when Ireland exited recession as the economy recorded growth 

in the second quarter of 2013. The overall force of the housing bubble and bust impacted 

heavily on both property-related and non-related sectors. Figure 3: Average real price 

Ireland shows the steep rise in average real price from 2002 to 2007 and thereafter a steep 

decline.  

 

 

Figure 3: Average real price Ireland 

Source: Duffy et al., 2012       

 

The after effects of this óboom and bustô cycle on the Irish economy were dramatic. Shocks 

received in the Irish property markets had consequences that had to be worked out over a 

period of time, which was proved to be lengthy given the illiquid characteristics of 

property. 

2.17. The Property Bubble 

In the RoI rapidly rising property prices, a construction boom and the worldwide loosening 

of restrictive lending practices resulted in a property boom, 2000 - 2006. The country 

appeared to be well placed to cope with a gross debt-GDP ratio in 2007 of 25 per cent and 
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per capita wealth of ú5000. In the context of legalities, fiscal regimes, economic 

interactions, political interference, societal values and expectations (often colloquially 

termed óthe American dreamô), types of land use, upward-only rent reviews, large privately 

owned housing stock and family-run businesses, there was increased amounts of available 

collateral caused by a reduced perception of risk by lending institutions. Expected capital 

gains meant that actual yields were ignored. Wages increased due to a high level of 

employment. The result was a real estate bubble. Bank lending to the non-viable continued 

in an effort to prevent losses from materialising. Many financial institutions warn that ópast 

performance is no predictor of future performance.ô Likewise, during 2007 property prices 

stabilised, shortly thereafter the rapid growth became negative and a crisis followed. 

Construction, which accounted for 4-6 per cent of national income, had increased to 15 

per cent at the peak.  Bank lending had funded the construction boom, lending 40 per cent 

more to developers alone in 2008 than to everyone in Ireland in 2000 and as mortgages 

have a strong impact on house prices, with ú1 rise in mortgages houses prices increased 

by ú1.13 (Kelly, 2009).   

 

In 2007 Irelandôs economy was not in as strong a position to cope with shocks as many 

had thought. At the heart of this, was an extraordinary housing boom and Ireland was 

heading for a slump regardless of the international recession (Whelan, 2014). Against 

fundamental factors house prices were overvalued (Kelly, 2007). Ireland was the most 

severely affected countries globally for three reasons: a home-grown banking crisis, 

uncompetitive wages and a tax structure dependent on the continuation of the boom. In the 

heat of the boom the basics were missed; taxation systems, wage controls and the 

regulation of banks and their lending practices (Honohan, 2009).  

2.18. The Aftermath  

Al though Ireland is no longer held tightly in the grip of recession, growth was expected to 

be slow and gradual (International Monetary Fund, 2010). A recession followed a property 

boom then bust. A lethal combination of many factors caused the bubble to burst, with the 

tipping point, according to Olivier Blanchard, Chief Economist, being basic lack of 

regulation (International Monetary Fund, 2010), which was glaringly obvious in hindsight, 

specifically in relation to lending practices, loan security valuation and over inflated 

pricing in the property market.  Instability caused by the abrupt ending of such housing 
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market bubbles highlights the importance of developing policy instruments to manage 

housing markets and to prevent dangerous bubbles from emerging (Conefrey & Fitzgerald, 

2010). Valuation standards for all valuers in the RoI in the context of the global economy 

and what the literature says about the role played by property valuers is an area of concern. 

A scathing report issued by the Central Bank of Ireland identified a culture of loose 

institutional lending policy in the RoI and weak valuation practices (2011). Based on 

inaccurate or inappropriate definition of valuation requirements by credit institutions and 

subsequent inadequate assessment and understanding of valuations received (Central Bank 

Of Ireland, 2011), banks continued to ease loan conditions such as maximum loan-to-value 

ratios (Honohan, 2009). In spite of recent efforts to regulate estate agents (now termed 

Property Services Providers) by relevant professional associations and the Property 

Services Regulatory Authority, the role of the valuation professional in Ireland has not yet 

fully evolved, in part due to a óvaluation cultureô that in the past contributed to the failed 

banking system and lending conventions.  

2.19. Inadequate risk management 

Pre the market crash (2007) there was an extraordinary disengagement between reality and 

the dream of future returns in the Irish property market. Its root cause can, according to 

studies by both OôSullivan and Kennedy, and Regling and Watson (2010), can be found 

in inadequate risk management practices of the Irish banks and the failure of the financial 

regulator to supervise these practices effectively (O'Sullivan & Kennedy, 2010). The wide-

reaching crisis has been the consequence of complex interactions of varying factors and 

there is a risk that negative experiences could be repeated if those experiences are not used 

as the basis upon which policy reforms are made (Humea & Sentance, 2009). In the context 

of Europe, the challenges faced by the citizens of the RoI were greater due to many factors, 

including weak valuation processes (Central Bank of Ireland, 2011) that appear to have 

fanned the flames of rapid property price declines, causing temporary shocks for corporate 

wealth which have magnified and long-lasting effects on the economy (Bernanke & 

Gertler, 1989). Unfortunately, a combination of sharp asset price increases and high credit 

growth may be an indicator of subsequent episodes of financial instability (Borio & Lowe, 

2002).  

 

Errors of judgement in bank management and governance contributed centrally 
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to Irelandôs financial crisis. It seems that there were key weaknesses in some 

banksô internal risk management in areas such as stress-testing; the assessment 

of credit risks; and in some cases major lapses in the documentation of loans ï 

and that these were factors that allowed vulnerabilities to develop (Regling & 

Watson, 2010).  

 

The Central Bank of Ireland pointed to inadequate valuation processes and standards, or a 

disregard for adherence to such processes, as a weakness in the valuation process (2011). 

The key findings of the Central Bankôs report include conflict of interest and the use of 

inexperienced and unqualified valuers.  Ireland as a country has faced the need to stabilise 

spiralling debt in the aftermath of the banking boom and bust and as property valuations 

contribute to the lending process and has an important role in individual lending decisions, 

there is a requirement for valuers to be experienced and qualified. The chair of the UK 

Independent Commission on Banking in 2011 placed real estate front and centre of their 

financial crisis.  

 

The shock from the fall in property prices, even from their inflated levels of a few 

years ago, should not have caused havoc on anything like the scale experienced, 

é Rather than suffering a óperfect stormô, we had severe weather that exposed a 

damagingly rickety structure (Vickers, 2011). 

2.20. Valuation culture in Ireland?  

The designation óvaluerô up to quite recently could be and was, applied to any person who 

held a licence (statutory requirement to be licensed) to act as an estate agent (Property 

Services Provider) in the RoI. It was and still can be left up to the individual to adjudicate 

on his/her own ability to carry out valuation services on a case- by-case basis. Each lending 

institution has differing criteria for which a valuer (which could be read as estate agent in 

this instance) can be acceptable for the purposes of assessing the market value of any given 

property. There was no distinction between an estate agent and valuer in the RoI. 

2.21. Licensing requirements in RoI 

Until 2012 the regulations under which estate agents practiced were one and the same for 

valuers. Historically, the property market in Ireland has been significantly shaped by a 

prevailing characteristic of complex and unequal access to critical resources (from an Irish 

perspective, land is the most fundamental of those resources) and more recently 
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government policies. In the years prior to and spanning the boom-and-bust period, property 

professionals worked within a policy framework which was established in 1947 and 

remained almost entirely intact until 2012. Historically, auctioneers and house agents 

(estate agents) were licensed by the Revenue Commissioners under the Auctioneers and 

House Agents Acts, 1947 to 1973. Figures 4 and 5 illustrate the education and skills 

required to be licenced as an auctioneer and house agent (traditionally in RoI the title held 

by estate agents, valuers and those who auctioned property or otherwise, including 

machinery, animals, and artwork) between 1947 and 2012. Valuers are not specifically 

recognised in the legal requirements covering all property related professionals. 

 

 

Figure 4:Licensing requirements 1947 - 2012 Ireland 

Source: (Auctioneers and House Agents Act, 1947 to 1973) 














































































































































































































































































































