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ABSTRACT 

There are different ways in how to assess a value to a property and which assessment 

technique that is used differs due to circumstances in each country, leading to different 

views of what is the best and most effective way. At the moment Botswana is suffering 

from obsolete valuation rolls and is in the position where the system could benefit of a 

reform. The overall purpose with this study is to gain knowledge about how Botswana 

and Sweden differ in terms of property tax assessment. By clarifying the similarities and 

differences between how values are allocated and by determining the most value-

influencing factors in Botswana, improvements of the system could be suggested. The 

research methods that were used to fulfil the study consisted of a review of relevant 

literature together with a case study performed in Gaborone. The case study contained 

semi-structured interviews with applicable staff and questionnaires responded by twelve 

valuers. The findings of this study show that there are similarities between the countries 

way of assessing properties since they both base their values on market value, use 

comparable sales method and assess both land and buildings. However, there are also 

differences in terms of the approach of assessment. The main difference is that Botswana 

applies an individual assessment method and Sweden mass appraisal. Other differences 

are the ones responsible for performing the assessment, and the structure of the 

assessment in terms of collecting data and the periods of assessment. Furthermore, the 

results from the questionnaires demonstrated that the most value-influencing factors for 

residential properties in Botswana are water, electricity and site amenities. The main 

conclusions drawn from this study is that Botswana could benefit from a movement 

towards mass appraisal and apply parts of the Swedish system. To make this possible to 

implement our recommendations are; to change the mindset of the stakeholders, increase 

awareness among property owners, base the valuation on a few important factors and 

computerize the cadastral register. A future research topic could be to investigate how a 

mass appraisal could be implemented as a step-by-step process. 

    

Keywords: property tax assessment, valuation, mass appraisal, individual assessment, 

value-determining factors.  
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SAMMANFATTNING  

Det finns olika sätt att bedöma ett värde på en fastighet och de bedömningstekniker som 

används varierar beroende på varje lands förutsättningar, vilket leder till olika 

uppfattningar om vad som är det bästa och mest effektiva sättet att värdera på. Botswana 

lider för närvarande av föråldrade taxeringsvärden och systemet skulle gynnas av en 

reform. Det huvudsakliga syftet med denna studie är att utveckla kunskap om hur 

fastighetstaxeringen i Botswana och Sverige skiljer sig åt. Genom att tydliggöra likheter 

och skillnader i hur fastigheterna i länderna tilldelas ett taxeringsvärde och genom att 

klarlägga de mest värdepåverkande faktorerna för fastigheterna i Botswana, kunde 

förbättringar av det botswanska systemet föreslås. För att genomföra studien utfördes en 

litteraturstudie baserad på relevant litteratur samt en fallstudie i Gaborone, som är 

huvudstaden i Botswana. Fallstudien innehöll dels semistrukturerade intervjuer med 

affärsmän inom området samt enkäter som besvarades av tolv värderingsmän. Resultaten 

av denna studie visar att den främsta likheten mellan länderna är att 

fastighetstaxeringsvärdet baseras på marknadsvärdet, detta är i sin tur baserat på 

ortsprismetoden och både mark och byggnader värderas. De skillnader som visade sig 

rörde tillvägagångssättet för bedömningen. Den största skillnaden är att Botswana 

tillämpar en individuell värdering och Sverige massvärdering. Andra skillnader som 

visade sig var bland annat vem det är som utför värderingen, hanteringen av insamlad 

data samt när värderingarna äger rum. Vidare visar resultaten från enkäterna att de mest 

värdepåverkande faktorerna för småhus i Botswana är vatten, el och tillgång till service. 

Slutsatsen av denna studie blev att Botswana skulle kunna gynnas av att implementera 

delar av det svenska fastighetstaxeringssystemet och i och med det gå mer mot 

massvärdering. För att kunna göra detta genomförbart är våra rekommendationer; att 

ändra tänkesätten hos de berörda parterna, öka medvetenheten bland fastighetsägare, 

basera värderingen på färre faktorer och datorisera fastighetsregistret. Ett framtida 

område för forskning skulle kunna vara att undersöka hur en massvärdering skulle kunna 

implementeras steg för steg.  
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LIST OF DEFINITIONS  

Benchmark 

The average value of land or improvements in a certain area 

Benchmark property 

A residential property that is characteristic for a certain area 

Improvements 

Buildings or other structures that are attached to land 

Individual assessment 

Property-by-property assessment   

Mass appraisal 

Assessment where a group of properties are assessed at the same time through 

calculations 

Valuation officer 

Valuer working for the Ministry of Local Government in Botswana 

Valuation consultant 

Private valuer that is consulting the Ministry of Local Government with property tax 

assessment in Botswana 

Valuation roll 

A list containing the property tax assessment values  

Valuer inspector 

A person that assists a valuer with inspections in Botswana 

Value zone 

A geographic area that determines levels of values for properties comparable in Sweden 

Tax assessment value 

The assessed value that is used as the base for property tax rates 

Taxation unit 

Land including improvements that is a subject for property tax in Sweden 

Tone of the list 

A document containing benchmark properties that creates the foundation of the 

assessment in Botswana 
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1 INTRODUCTION 

When assessing a value to a residential property for tax purposes the key components in 

the model of valuation is “the tax base, the basis of valuation, the method of valuation, 

the approach to valuation and the adjustment to valuation list/roll” (Babawale, 2013). 

These components can appear in different ways in different countries, depending on 

which assessment system that is being used. Each country chooses their way of assessing 

values according to the circumstances prevailing (Monkam, 2011). According to 

Babawale (2013) “valuation is an inexact science”, that is to say it is hard to decide the 

best and most effective way to assess a value to a property. This leads to different 

valuation methods used around the world, according to each country’s circumstances and 

view of the best system.   

1.1 Background 

This background begins with a short description of the circumstances in the countries, 

whereupon an introduction to the two countries property tax assessment is given. 

1.1.1 Botswana 

Botswana with the capital city Gaborone is a parliamentary republic in southern Africa 

(figure 1) with about two million inhabitants (Landguiden, 2012). Since the country 

became independent in 1966, Botswana has developed from being one of Africa’s poorest 

countries, to one of the richest (Kalabamu, 2000). This has resulted in one of the fastest 

growth rates in the world and the country is nowadays considered as a middle-income 

country (LAPCAS, 2009). The annual GDP growth in 2012 was 4.2 per cent (The World 

Bank, 2014). The development occurred due to the diamond and copper-nickel discovery 

together with stable policies. With the socio-economic development followed an 

increased urbanization leading to changes in land utilization among others (Kalabamu, 

2000). The economy is mainly dominated by mining of diamonds, tourism and cattle 

farming.  The largest diamond company Debswana generates about half of all 

government revenues, which is to 51 per cent owned by the government. The 

Transparency International ranked Botswana as Africa’s least corruptive country in 2004, 

indicating good economic governance (LAPCAS, 2009). 

 

The land in Botswana has its basis in the land tenure that occurred in 1885 when the land 

got under British colonization. During that time the land consisted of the categories; tribal 
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reserves, freehold land and crown land. The tribal reserves were occupied by the eight 

Tswana tribes, the freehold land was occupied by the white settlers and the remaining’s 

crown land. When Botswana got independent the land tenure system was kept this way, 

though crown land was called state land and the tribal reserves tribal land. The division of 

the land tenure system is at present: 4 % freehold, 25 % state land and 71 % tribal land 

(LAPCAS, 2009).  

 

 

1.1.2 Sweden 

Sweden is located in Northern Europe and is with its size one of the continent’s bigger 

countries. The country is a parliamentary monarchy with around 9.5 million inhabitants. 

The economy was once built up on the industry of wood, ironstone and waterpower and is 

nowadays considered to be one of the world’s most competitive. The economy has been 

characterized for its order of state finances (Landguiden, 2014). The annual GDP growth 

rate in Sweden 2012 was 0.9 per cent (The World Bank, 2014).  

 

The project LAPCAS (Improvement of Land Administration Procedures, Capacity and 

Systems) started in 2009 as a cooperation between the Ministry of Lands and Housing 

(MLH) in Botswana and Lantmäteriet in Sweden via SIDA. The projects overall aim was 

to improve the administration of land in Botswana. One future component in the process 

of improving the land administration is assessment of property tax (LAPCAS, 2009).  

 

Figure 1. The geographic location of Botswana. Source: Utrikespolitiska Institutet 
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1.1.3 Real property tax assessment 

Property tax is “a recurrent tax imposed by the government on the ownership and/or 

occupation of property” (Monkam, 2011). Basing a taxation system on property 

ownership is one of the oldest forms of revenue for governments (Hefferan and Boyd, 

2010) and has existed for about three millennia (FAO, 2002).   

 

Assessment of ratable properties and the revenue of property tax in Botswana are 

regulated by the Township Act Cap 40:02 of 1955. The Act justifies that all land and 

improvements within a council area is ratable. A council is a city or town council that has 

been established in such area as the Minister may think fit (Government of Botswana, 

1955). In Botswana there are two cities (Gaborone and Francistown), six towns (Sowa, 

Jwaneng, Lobatse, Selebi-Phikwe, Ghantsi and Kasane) and out of these six townships 

four have implemented property tax rates (Sowa, Jwaneng, Lobatse and Selebi- Phikwe) 

(Government of Botswana, 2011). There are also land and improvements that are 

exempted from the taxation and these can be classified according to the following 

categories: “civic and community purposes, occupied for provision of a public service on 

Minister special consent, vested in Central government or councils, owned by Botswana 

Railways and properties set aside under provision of Tati Concessions Land Act”. 

However, Government pays a contribution in levy of rates for those properties that are 

exempted and owned by the Central Government.  The councils collect tax rates annually 

upon the ratable land. The tax rate is determined by political decisions in the annual 

budget process and the set rates could remain still for four years due to lack of 

incitements. If the local economic condition requires it, the tax rates can be changed by a 

proposal from the rating authorities to the Ministry of Local Government. Higher taxes 

are applied on undeveloped land as a consequence of inefficient land use to make the 

occupiers develop their plots (Mengwe, 2010).  

 

The properties in Sweden are divided into taxation units and each taxation unit is 

represented by a type code depending on the usage of the property. The type code 

determines if the property is taxable or not. If the property is taxable, it gets a tax 

assessment value. The assessment is regulated by the property tax law 

(fastighetstaxeringslagen) and the property tax ordinance 

(fastighetstaxeringsförordningen). The authority responsible for administrating and 

collecting the property tax is the Swedish tax agency (Lantmäteriet och Mäklarsamfundet, 

2010). Property tax rates were collected in the past but changed to a municipal property 

charge in 2007 (Villaägarnas riksförbund, 2011). The maximum amount for the 
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municipal property charge in 2014 is 7 074 SEK for residential properties. This maximum 

amount shall be paid by the owner of the properties that has a property tax assessment 

value exceeding 943 200 SEK which represent around 50 per cent of all residential 

properties in Sweden (Skatteverket, 2014). Although, if 0.75 per cent of the taxation 

value results in a lower rate than the maximum amount, that rate is collected instead. If 

the residential property is newly constructed it will not become a subject for municipal 

property charge for the first five years. The next coming five years, only half of the 

maximum charge will be collected or if 0.375 per cent of the taxation value results in a 

lower rate that will be collected instead (Villaägarnas Riksförbund, 2011).  

1.2 Study focus, Aim and Objectives 

The property tax assessment in Botswana is suffering of obsolete valuation rolls, which is 

a result of budgetary constraints, lack of knowledgeable staff and non-computerized 

systems (Mengwe, 2010). Poor access to information about properties, owners, sales 

prices are factors leading to incorrect information on property values (LAPCAS, 2009). 

This is one of the main reasons why a reform of the property tax assessment in Botswana 

needs to be considered. Botswana has much to learn from other countries on this subject, 

that is why an evaluation of the system is of great significance. By comparing it with the 

system in Sweden lessons can be learned and recommendations be given.   

 

This study has been undertaken in order to achieve a better understanding of the tax 

assessment systems in Botswana and Sweden. To manage this, information about 

different methods of assessing properties for property tax purposes are required. When 

the different systems have been clarified it will be possible to figure out which factors 

that are the most value-determining in Botswana. By having this and the Swedish system 

in mind, it will be possible to give some suggestions in how to improve the system.  

 

The overall aim with this study is to advance knowledge about the differences in local 

property tax assessments between Botswana and Sweden. To fulfil this aim, the following 

objectives need to be answered: 

 

 To clarify how residential properties in Botswana get a tax assessment value 

compared to Sweden.  

 

 To explore which factors those are the most value-determining when assessing a 

value of a residential property in Botswana.   
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 To outline if parts of the Swedish property tax assessment system could be 

applied in Botswana and formulate recommendations in how Botswana’s process 

could get more efficient. 

1.3 Value of this research  

Real property taxation is important revenue that plays a significant role in funding local 

governments around the world. It covers approximately 40-80 percent of its finance and 

of a country’s GDP 0.5 -3 per cent consists of property taxes (Kelly, 2000). Since 

property tax assessment is the basis for property tax rates in both Sweden and Botswana it 

is of interest to investigate the differences between the countries and what these taxes are 

based on. At present, there is sparse information about the property tax assessment in 

Botswana and comparing it with Sweden could amount to that more knowledge about 

property tax assessment is spread.  

 

The first objective will be answered by a literature review created by available literature 

regarding property tax assessment in general, and about Botswana and Sweden in 

particular. Due to lack of literature about the system in Botswana, a case study involving 

interviews with officials in the field of work were performed. The second objective will 

be solved by the case study involving questionnaires responded by officials working with 

real property valuation on a daily basis. The third and last objective will be replied when 

the above-mentioned two objectives have been fulfilled. The research strategies will be 

explained more in detail in the methodology section. 
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2 METHODOLOGY 

To fulfil the aim of the study three objectives were stated. The first objective should 

clarify how a residential property is assessed in Botswana compared to Sweden. This 

objective was explained mostly by a literature review and to some parts by a case study. 

The literature review involves an overview of the different valuation techniques for 

property tax assessment, followed by a summary of the method for property tax 

assessment in Botswana and Sweden. The part that involves Botswana was also described 

by the case study to cover up for the information that could not be found in the literature. 

Also the second objective, to identify which factors that have the biggest influence on the 

property tax assessment value in Botswana, was described with a case study. The third 

and last objective was clarified by the knowledge that was accompanied by the two 

aforementioned objectives. The last objective was to outline if parts of the Swedish 

property tax assessment system could be applied in Botswana and examine in which way 

Botswana’s system could get more efficient.  

 

The collection of data was preformed due to lack of information about the system of 

property tax assessment in Botswana using both primary and secondary sources. By 

increasing the knowledge about what the property tax assessment is based on in 

Botswana the system could become more transparent and understandable, leading to 

acceptance by the taxpayers.  

 

This chapter consists of a description of the different study strategies that have been 

applied.  Firstly, the structure of the literature review is explained, including how the data 

were collected and how the analysis of the data was made. Secondly, the strategy of the 

case study is defined by how the information from interviews and questionnaires were 

gathered followed by how it was analyzed.  

2.1 Methodology of the Literature Review 

The literature review was conducted as a secondary source of data to get a better 

understanding of the valuation methods that can be used for property tax assessment.  

By clarifying the different systems used throughout the world and acknowledge some 

advantages and disadvantages of these different systems, the systems in Sweden and 

Botswana could be put into context. The reason why the first objective was answered 

with a literature review was because this gained a solid base for the rest of the study.  



 

 7 

2.1.1 Data collection 

The first section of the literature review was accomplished by scientific papers. The 

selected scientific papers were retrieved through the databases: Emerald, EBSCO, 

ScienceDirect and Academic Search Elite. Key words used were; property tax, property 

taxation, property tax assessment, property tax Africa. Search of scientific literature 

about property tax assessment in Sweden and Botswana was made by the combination of 

aforementioned key words, added with Sweden or Botswana with no result. The articles 

were randomly selected by their title, and when the abstracts had been read the decision 

whether to choose the article or not depended on the coherence of the context. Two of the 

chosen articles were selected because they had been referenced in a number of articles.  

 

The second section about the tax assessment system in Botswana was retrieved primarily 

from an article written by the Head of Rating Valuation at the Ministry of Local 

Government received personally at the Ministry of Local Government. Also, a document 

regarding market analysis later referred to as “Tone of the List” was obtained. 

 

The information that founded the last section, describing the system in Sweden was 

mainly based on literature created by Lantmäteriet (The Swedish mapping, Cadastral and 

Land registration Authority) together with Mäklarsamfundet (Association of Swedish 

Real Estate Agents) since relevant scientific papers were not found. This choice of 

literature was based on recommendations from Head of Section for Property Valuation at 

Lantmäteriet. In addition, to support the before-mentioned book, up to date information 

was gathered from Skatteverket (The Swedish Tax Agency) and a report written by 

Villaägarnas Riksförbund.  

2.1.2 Framework for data analysis 

Previous research about the subject was collected and critically examined to establish the 

literature review. Literature was initially collected to investigate different valuation 

methods that are applied around the world, which created the first section of the literature 

review. This obtained a solid background to be able to conduct the sections of Sweden 

and Botswana, by analyzing literature about how these systems are structured and how 

the values are assessed through the systems.  
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2.1.3 Limitations and potential problems 

The study was limited to only focus on residential properties and the first part of the 

review was limited to only focus on the overall picture of property tax assessment. 

 

The part of the review involving Botswana’s system can be considered as objective since 

the information is based mainly on one article written by the Head of Rating Valuation at 

the Ministry of Local Government. To be able to answer the first objective, an additional 

case study considered necessary due to lack of literature in the work of field.  

2.2 Methodology of the Case study 

The case study was carried out to fulfil the description of the property tax assessment 

system in Botswana by completing the information gathered from the literature review. 

Also, the case study answered the second objective about the value-influencing factors in 

Botswana compared to Sweden and outlined suggestions in how to improve the system. 

Since the case study involved two research strategies, each of the following subsections 

describes the methodology of the interviews to begin with, followed by the method of the 

questionnaires.  

2.2.1 Research strategy 

The sample population regarding the interviews was selected according to convenient 

sampling, i.e. non-random sampling. The sampling started with a meeting with the Head 

of Rating Valuation at the Ministry of Local Government after recommendation from a 

lecturer at the University of Botswana, which lead us to the first interview. Throughout 

the first interview the respondents for the two remaining interviews were declared. The 

choices were determined with the basis that we wanted to interview people that 

participated in doing the valuation for the last valuation roll to the government. Lastly, a 

final semi-structured interview with the Head of Rating Valuation was conducted to get 

his point of view and to confirm some of the information gathered from the other 

interviews. 

 

The sampling population regarding the questionnaires was selected by cluster sampling 

based on a list of members from “The Real Estate Institute of Botswana (REIB) 2013” 

recommended by the Head of Rating Valuation. The list contains the professional of the 

member (valuer/ property manager/ estate agent), type of membership (full member/ 

probationer/ student) and the employee’s firm. The chosen respondents had the following 
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characteristics; valuer, full membership, located in Gaborone. The goal was to get 

responses from as many different firms as possible. Twelve registered, full member-

valuers from the different 36 firms in Gaborone responded, which corresponded one-third 

of the firms.  

2.2.2 Data collection 

The interviews of the officials in adequate positions were semi-structured one-by-one, 

consisting of both open-ended and closed questions.  By using open-ended questions it 

was possible to make attendant questions during the interviews. In addition, this could 

develop discussions, which could maximize the answers from the respondent. The 

officials were questioned by phone about the meeting, which was later performed at the 

respondent’s office. The questions were divided into themes to make the interview more 

structured. The reason why this method of collecting data was chosen was to get a bigger 

picture of the system used in Botswana to be able to describe it in a righteous way by 

letting the respondent’s personal opinion of the subject come through. The interview 

questions are contained in Appendix A. 

 

The working process with the questionnaires started with sending out e-mails to the 

valuers with the aforementioned characteristics, to investigate which officers that were 

willing to assist. Four valuers responded and the questionnaires were sent to them. Calls 

were made to get in touch with those who did not respond the e-mail. In the end, six of 

the respondents answered by e-mail and six of them in person. Questionnaires were 

chosen to collect data because it is an efficient way of receiving quantitative results from 

a larger sample population, which suited the second objective of the study. By also 

including opportunity to comment, the gathered information resulted in more qualitative 

data. These comments complemented the collected answers by giving a more personal 

view of why the factors were considered as value-determining which opened up for 

discussion. Appendix B shows a sample of the questionnaire that was handed out.  

2.2.3 Framework for data analysis 

The data was collected to get an understanding in how the system works in Botswana and 

more specific how the properties are assessed for property tax purposes. By looking at the 

positive and negative aspects of the system, discussions about how to improve it was 

possible. The answers from the interviews were analyzed, correlated to each other and 

cross-referenced to the literature to get an overall picture. By interviewing officers with 

different positions and from different firms, bias was reduced. Close to all interviews 
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were recorded to avoid the fact that information could be lost and to be able to set all 

focus on the respondent.  

 

The questionnaire was based on the structure of the valuation card from the Ministry of 

Local Government together with International Association of Assessing Officers’ (IAAO) 

recommendations for valuation. The questionnaire were divided into three categories; 

Improvement Data, Land Data and Location Data. Furthermore, Improvement Data 

contained four subcategories; Residential Features, Residential Exterior, Residential 

Interior and Other Improvements. In each category, the respondent were supposed to 

deliberate the level of importance for each factor, on a scale between one and five, were 

one represented “not important” and five represented “very important”. The factors 

within the same category would be decided in relation to the other factors. Each category 

was ended up with a space for comments where the respondent could add optional 

comments. By dividing the questionnaire in different categories the results were easy to 

analyze. The result from each category was compiled in tables showing the respondents 

answers factor by factor. By acknowledging the most value-determining factors 

suggestions in how to make the system more efficient could be given.  

2.2.4 Limitations and potential problems 

As well as for the literature review, the case study was limited to only involve assessment 

of residential properties and due to geographical circumstances the case study was carried 

out in Gaborone. The choice of the officials being interviewed was founded on the 

information that they all had participated in the process of creating the latest valuation 

roll in 2008.  

 

The questionnaire was restricted to be responded only by full-member valuers in 

Gaborone, resulting in that the findings cannot be generalized throughout Botswana. A 

few respondents had misunderstandings regarding some of the described factors leading 

to blank answers. Since the interviews were limited to Gaborone, the decision of also 

limiting the questionnaire to the same area was made in order to perform the case study 

according to the same circumstances.  
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3 RESULTS  

This chapter reveals the result of the study that was performed, in terms of a case study 

and a literature review. To begin with, the result of the study of literature will be 

demonstrated whereupon the result from the case study is revealed. The case study 

consisted of both interviews and questionnaires and is presented in the order they are 

mentioned.  

3.1 Results of the Literature Review 

This literature review aims to clarify the first of the three objectives of the study. To get 

initial knowledge to the subject, the first section of the review gave an overview of the 

different assessment techniques and the different approaches that can be used. This made 

it possible to perform a description of the separate systems in Sweden and Botswana.  

3.1.1 Valuation Methods 

There are different techniques regarding how to assess a value to a property as well as 

how to approach valuation (Babawale, 2013).  

3.1.1.1 Assessment techniques for residential properties 

There are mainly two bases when determining a value for a property: value or area. A 

value-based system could be based on either capital value or rental/annual value. The 

capital value can be based on land only, improvements only or land and improvements 

(together or separately) (Monkam, 2011). In the majority of the countries that apply 

property tax assessment, both land and improvements are assessed together. Although in 

Ghana and Tanzania only improvements are assessed while in Jamaica, Bermuda, Kenya 

and New Zealand only land is assessed (Kelly, 2000).   

 

The value-based system is generally based on the market value of the property or a 

specified percentage of the market value. Market value is “the estimated amount for 

which an asset or liability should exchange on the valuation date between a willing buyer 

and a willing seller in an arm’s length transaction, after proper marketing and where the 

parties had each acted knowledgeably, prudently and without compulsion” (IVSC, 2014.) 

The market value system makes sure that the estimated value is uniform, fair, 

transparence and understandable (IAAO, 2014). By basing the values on the market value 

the properties improvements and locational characteristics such as parks, transport 

systems and proximity to amenities is taken into account. This is not the case with an 
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area-based system where the size is the only factor being considered. A system based on 

market values contributes with the fact that people living in a more exclusive area get to 

pay more in property tax than people living in a less exclusive area. Furthermore, this 

kind of system can be considered to discourage people to invest in their properties, since 

you have to pay more in tax if the value of the property is increasing (Bahl, 2009 cited in 

Monkam, 2011). Another negative aspect of the market value is that the properties values 

changes frequently in a dynamic economy. Additionally, this leads to that the property 

values needs to be redistributed more often when the values in one area may increase 

while the values in another area stabilize or decrease (IAAO, 2014).  

A capital value-based system can apply the following methods when determining a 

market value: the comparable sales method, the cost method or the income capitalization 

method.  The most commonly used method is the comparable sales method, which assess 

a value by comparing sales of properties within the same neighborhood or with properties 

in an area with comparable characteristics (Babawale, 2013). This method is usually 

preferred when determining a market value for a residential property. The method 

contains different market calculation models that are based on multiple regression and 

comparable sales algorithms (IAAO, 2014). The cost method determines a value by 

relating to the cost of replacing a new building and other improvements added with the 

land value as if it would be vacant (often used when there are no comparable sales, poor 

market or specialized improvements).  Lastly, the income capitalization method 

transforms the net income that can be obtained from a property to a capital value by using 

a capitalization factor. This method is used mostly when valuing income-producing 

properties (Babawale, 2013).  

A rental/annual value is the expected annual income or rent and can be stated either on a 

gross or net basis. When the owner is assumed to pay all the operating costs the value is 

on a gross basis. Although, if it is the occupier that pays for the operating costs such as, 

repairs and insurance, it is on a net basis (IAAO, 2014).  

An area-based system assesses a value according to which size the property has 

(Monkam, 2011). This assessment system can be based on the land- or the building size 

or on a total area of them both (Bird and Slack, 2002 cited in Babawale, 2013). The 

system based on area is frequently used by countries in Central and Eastern Europe where 

they have issues with deciding market values due to lack of property market information 

(Babawale, 2013). An area-based system is easier and less costly to administrate than a 

value-based system. Also, it is easier to understand and it requires less data (Bahl, 2009 
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cited in Monkam, 2011). However, a disadvantage with an area-based system is that it 

could appear less fair since properties that are more exclusive could end up paying the 

same tax as a property that is less exclusive (IAAO, 2014). 

Finally, there is also a possibility to assess value by self-assessment. This is when the 

owner himself decides the value of his property, by declaring the value of the property to 

the tax administration. This method is seen as easy to administer and inexpensive 

(Babawale, 2013). Though, the method is criticized for being inequitable since not 

everyone pays the tax and properties tend to get underestimated in value (McCluskey 

et.al., 2002: Bird and Slack, 2002 cited in Babawale, 2013).  

3.1.1.2 Approaching techniques for assessing residential properties 

Such as there are different methods for assessing a value to a property, there are different 

ways in how to approach valuation: by individual assessment, mass appraisal or property 

banding. These approaches can be combined or used one by one (Babawale, 2013).  

 

With individual assessment approach the property gets a value from a valuation that is 

done property-by-property (also called discrete valuation). It is either the valuer on field 

or the owner or occupier of the property that gather the information about the property 

that is needed for the valuation. Since a discrete valuation process is time-consuming it is 

common that the valuer is an external consultant due to lack of recourses from the 

councils. In some cases there are both an external consultant and a person from the 

council that values the property. The problem with this approach is that it is ineffective 

and expensive, for instance in Tanzania the cost of valuing more than 44 000 properties 

exceeded 1 million US$. (McCluskey & Franzsen, 2005; Babawale, 2013)  

 

The mass appraisal approach is according to IAAO (2013) “the process of valuing a 

group of properties as of a given date and using common data, standardized methods, and 

statistical testing”. Mass appraisal represents the relationship between the values of a 

property with variables representing supply and demand (IAAO, 2014). The different 

variables are mathematical relationships between the values of various factors. The 

factors can be linked to the surrounding area of a property and directly to the property 

(e.g. size of the property, living area) (Lantmäteriet och Mäklarsamfundet, 2010). The 

most used calibration tool is multiple regression analysis (MRA), which is used to 

analyze data to determine the modifications or coefficients that best represent the value 

influence of the chosen variables. The MRA performs an accurate and wide market 

analysis that is required from a calibration tool when estimating an accurate value. When 
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valuing residential properties the geographical division (i.e. different value zones) is 

important, especially when housing types and styles are relatively equal in an area 

(IAAO, 2014). When working with the MRA tool the functions can be solved using 

computer processing and has therefore been widely used by the gradually increased use of 

computers (Lantmäteriet och Mäklarsamfundet, 2010).  

 

In United Kingdom the property tax banding approach is used. The banding-system was 

introduced in 1993 where each property pay property tax according to which value band 

it belongs. There are eight value bands that reflect on the properties value (e.g. valuation 

band C comprises properties with values exceeding £52,000 but not exceeding £68,000) 

and all properties belonging to the same band pays equal amount of property tax 

(McCluskey, Plimmer & Connellan, 2002). Which band the properties belongs to, is 

based on the prices of year 1991. In spite of the fact that the prices on some of the 

properties have increased, they are still in the same band (IAAO, 2014).  Babawale 

(2013) mean that this approach can only work well in a country like the UK where houses 

are very much alike on the same street or in the same neighborhood and the prices of the 

properties are similar. There are also two factors that are of importance of the remaining 

acceptance of this system: firstly, it is the occupier of the property that pays the property 

tax rates in the UK, not the owner. Secondly, the property tax rates are seen as a payment 

for local service rather than a tax based on the condition of the property (IAAO, 2014).   

3.1.2 Methods in Botswana  

The following section accounts for the property tax assessment in Botswana by clarifying 

the assessment technique and approach regarding residential properties.  

 

3.1.2.1 Assessment technique for residential properties  

The property tax assessment is based on the market value for each property.  According 

to Regulation 69 in the Townships Act Cap 40:02 of 1955, the method that is used to 

determine the market value is comparable sales. However, the investment valuation 

method and the depreciated replacement cost are used as alternative methods when 

comparable sales are not available (Willy Kathurima Associates, 2007).  As stated in 

Regulation 69 in the Townships Act, land shall be valued both with and without 

improvements, meaning that both land and improvements are taken into account when 

doing the valuation (Government of Botswana, 1955).  
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“Tone of the list” for residential properties includes different properties being listed and 

described as benchmarks for a certain area, e.g. in Selebi-Phikwe 25 benchmark 

properties were used for the valuation roll of 2007. Each benchmark property is described 

with its typical characteristics and represents a certain state of condition in terms of a 

quality code. The quality codes range on a scale between RES1 to RES10, where RES1 to 

RES4 signifies high-density (low cost) houses with poor to good finishes and fittings. 

Secondly, the quality codes RES4 to RES6 represent medium-density (medium cost) 

houses with fair to good finishes and fittings. Lastly, the quality codes that ranges from 

RES6 to RES10 signify low-density (high cost) houses with average to excellent finishes 

and fittings.  

 

The benchmark property gets a price per square meter on the land and improvements. 

After the inspection, the property that is about to get valued  is compared with the “Tone 

of the list” and matched with one of the benchmark properties to find out if the condition 

is the same, better or worse than the benchmark property. When that is settled, the price 

per square meter on the building and on the plot, is adjusted and the final value is 

determined (Willy Kathurima Associates, 2007).  

 

Property transactions are all registered with the Deeds Registry office in Gaborone for the 

southern property market and in Francistown for the northern property market. In the 

cities of Gaborone and Francistown the housing market is active which makes it easier to 

collect data for comparable sales. While in other areas the sales evidence consists of 

sparse amount of reliable data (Mengwe, 2010). In addition, sales prices could assume to 

be understated due to the high transfer taxes, leading to incorrect market values 

(LAPCAS, 2009). 

3.1.2.2 Approach technique for assessing residential properties 

The process of valuing is property-by- property and by doing that all land and 

improvements are inspected. This can be seen as an inefficient way of assessing 

properties for property tax. It is a lot of work, expensive and time consuming, which leads 

to outdated valuation rolls. According to the Townships Act a revaluation should be 

created every fifth year and supplementary valuation every year, but because of lack of 

capacity the rating authorities cannot fulfil their obligation. This weakens the tax base and 

makes the rating system invalid. This is due to “lack of trained and skilled rating valuers, 

budgetary constraints to carry out revaluations and high staff turnover because of lack of 

incentives” (Mengwe, 2010). 
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3.1.3 Methods in Sweden  

This section explains the property tax assessment in Sweden by clarifying the assessment 

technique and approach regarding residential properties. In Sweden a residential property 

is “a building established as a dwelling for one or two families” including complementary 

houses such as garage, inventory or other smaller building. A residential property with 

complementary houses that generates a value over 50 000 SEK forms a taxation unit 

(Skatteverket, 2011).  

3.1.3.1  Assessment techniques for residential properties 

In Sweden the tax assessment is based on value, more particularly market value. The 

most preferred method used to determine the market value is by comparable sales. The 

market value is based on the average sales price from the local market two years back in 

time, e.g. the property tax assessment for residential properties that was done in Sweden 

in 2012 was based on the development of the sales prices of the local property market 

from 2008 to 2010. The property tax value represents 75 per cent of a likely sales price if 

a transaction would be done. This is founded on a standard value resulting in that some 

properties will have a value a bit higher than 75 per cent and some a bit lower than 75 per 

cent of the market value (Villaägarnas riksförbund, 2011). If there is lack of comparable 

sales, the income capitalization method is used. If this does not give enough direction for 

the market value the cost of production method is used. However, the comparable sales 

method is the most prevailing method when doing valuation for tax assessment in 

Sweden. The land and buildings are separately valued in Sweden and then it is the sum of 

them that are rated (Lantmäteriet och Mäklarsamfundet, 2010).   

 

There are three sorts of property tax assessment, general, simplified and special. General 

and simplified assessment takes place every sixth year but in different periods, for 

example if the simplified assessment takes place year 2006 and 2012 the general 

assessment will occur year 2009 and 2015. The special assessment only takes place if any 

changes have been made on a property, if unimproved land allocates a building or if the 

existing building expands. This assessment is done the year the property is not under a 

general or simplified assessment. The property tax assessment value undertaken by 

special assessment is the same as if it were established the last general- or simplified 

assessment. The difference between general- and simplified assessment is mainly the 

preparation for the assessment, in the simplified assessment the preparations is not that 

thoroughly as in a general assessment. A declaration of the property is not necessary 
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because the valuation refers to the registered information about the property (Lantmäteriet 

och Mäklarsamfundet, 2010).  

 

Every general and simplified assessment involves preparation work that usually starts 

three years before the assessment. This includes market analysis, designing of valuation 

models and value zones, construction of charts or functions, collection and analysis of 

comparable sales and the implementation of test valuing. The test valuing is where the 

proposed models and value levels in the value zones are tested in relation to the collected 

comparable sales.  

 

If there is sufficiently information registered of a property, a proposal of the tax 

assessment value is sent to the property owner. If this is correct, nothing has to be done 

but if the information is not correct or the owner has some objections on the declaration 

the changes shall be sent back to the tax agency for confirmation. In the case where the 

Swedish tax agency does not have the information that they require about a property in 

the case of deciding a tax assessment value, a declaration form is sent out to the owner of 

the property (Villaägarnas Riksförbund, 2011). 

3.1.3.2  Approach techniques for assessing residential properties 

When valuing properties in Sweden for property tax purposes the used approach is mass 

appraisal assessment.  The values that are determined through mass appraisal are often 

calculated by a model where the market value is a function of a number of value-

determining factors, sometimes called multiple regression analysis (MRA). The value-

determining factors are usually of two categories, one that relates to the area that the 

properties are located in and one relating to the characteristics of the properties. The 

Swedish model is distinctive in the way that the value-determining factors relating to the 

property are calculated with a function and the value-determining factors relating to the 

location are defined by value zones (Lantmäteriet och Mäklarsamfundet, 2010). The 

residential properties are divided into 9 180 different geographic areas that represents 

different value zones which results in that properties located in the same zone will be 

valued on the same basis (Skatteverket, 2014).  

 

As stated before, the foundation to the values is the market value based on the sales prices 

from two years back in time. However, all transactions that are considered as outliers are 

discounted when calculating the market value. Outliers could be low prices due to a 

special relation between seller and buyer or unreasonable high or low prices due to other 

circumstances.  
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A residential property in Sweden gets its tax assessment value based on benchmarks. 

These benchmarks are based on the different value zones, in the way that each value zone 

has a “standard plot” and “standard building characteristics” that the valued properties are 

compared with. By founding the values on these value zones the influencing factor, 

location, is taken into consideration (Lantmäteriet och Mäklarsamfundet, 2010). The 

benchmarks are based on value factors that affect the market value in some manner and 

are divided into the categories: land and building. It is the sum of these factors that later 

form the tax assessment value (Villaägarnas riksförbund, 2011).  

 

Regarding the land, the following factors are significant: 

 Size (i.e. the area of the land measured in square meters) 

The plot size is compared with the size of the standard plot and if the size differs 

from the standard plot, the value is corrected with an amount per square meters 

specific for the value zone.  

 Water and sewer 

The access to clean water and sewer is divided into six classes, where a price 

adjustment with 14 000 SEK is made for each class. Class one represents access 

to municipal water and sewer and class six represents absence of water and 

sewer.   

 Cadastral situation (i.e. if the plot constitutes a cadastral unit, or can/cannot 

create a cadastral unit) 

The standard plot is considered to constitute a cadastral unit, if the valued 

property is not a cadastral unit but can create a cadastral unit the value is adjusted 

with 10 000 SEK. If the property is not a cadastral unit and cannot create one, the 

value of the property is half of the standard plot value.  

 Type of building (i.e. if the building is a detached house, terraced house or 

linked house)  

A detached house is a residential house that is not physically connected with 

another house. A terraced house is a row of at least three houses that are 

physically connected with each other and a linked house is neither detached nor 

terraced and can be considered as a combination of the two ( figure 2).  
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 Distance to water (sea, lake, river, creek) 

This factor is divided into four categories, where one represents water, two of 

them represent proximity to water, and one represents no water. The first 

category means that the property needs to have its own water and the building 

shall not be located more than 75 meters from the water. The first of the next 

coming two categories is used for properties that do not have their own water but 

where the water is not more than 75 meters from the main building. The second 

one of the two is used for properties that do not have their own water and where 

the water is more than 75 meters but not more than 150 meters from the main 

building. The last category is used for properties where the building is located 

more than 300 meters from the water. The value influence of this factor is applied 

by multiplying the standard plot value with a value for each category, based on 

the property’s value zone (Lantmäteriet och Mäklarsamfundet, 2010).  

Regarding the valuation of the building, two charts are being used and these are adjusted 

for each value zone. The first one indicates the characteristics of the “standard house” that 

the valued building is being compared with. The “standard house” used during the 

general assessment of 2003 involved the following characteristics; building year 1986, a 

size of 125 square meters, 31 quality points, a detached house, the only residential house 

at a plot that is an own property, and not newly constructed or rebuilt. The second chart 

indicates which value the “standard house” should be multiplied with if the assessed 

house is younger or older (but has the same size and standard) (Lantmäteriet och 

Mäklarsamfundet, 2010; Villaägarnas riksförbund, 2011) 

 

  

Figure 2: The different building types. Source: Skatteverket (2011) 
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When valuing the building the following factors are significant: 

 Size (i.e. the area of the building measured in square meters) 

The size of the building consists of living area and other space (e.g. basement or 

garage). These two areas are summarized as “value space” although the other 

space cannot be more than 20 square meters.  

 Age 

This factor is called “valuation year” and represents the remaining life-span of 

the building. The valuation year is normally the year when the building was built 

but this year can be adjusted if the building has been rebuilt or if it has been 

expanded.  

 Standard 

The standard is measured by quality points and is distributed on the following 

categories: exterior, energy conservation, kitchen, sanitary and other interior. The 

more points the property gets, the better the quality of the house is, resulting in a 

higher tax assessment value.  

 Building category 

If the building is a detached, terraced or linked house (figure 2). 

 Property legal relations 

If the unit is not an own property and cannot create its own property the value 

shall be reduced by 50 per cent. Otherwise the value remains unchanged.  

 Classification of the building  

This factor decides in which order the buildings are classified, where the most 

valuable building is classified as number one and the remaining buildings as 

number two. If the building is dedicated class 1 it is considered as the building of 

the “standard house” and the value is unchanged, while if the building is 

dedicated class 2 the value is decreased by 30 per cent. If it is not possible to 

create an own property due to the building, the value is increased with 50 per cent 

(Lantmäteriet och Mäklarsamfundet, 2010).  

3.2 Results of the Case study 

The following case study aims to clarify how residential properties are assessed for rating 

purposes in Gaborone, the capital city of Botswana, by interviewing officials in adequate 

positions. A questionnaire was handed out to valuers in Gaborone to identify which 

factors are the most value-influencing for residential properties. The first section 

processes the interviews, where the answered questions were divided into three themes: 

Assessing residential properties for property tax, “The tone of the list” and Value- 
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influencing factors. The other section handles the results of the questionnaires, following 

the same structure as the handed out form. 

3.2.1 Interviews 

Interviews were conducted with four officials with different positions within property tax 

assessment. The interviewed officials were; the Head of Rating Valuation at the Ministry 

of Local Government (later referred as the Head of Rating Valuation) and three valuation 

consultants who were managing directors at respective firm. These valuers were all 

consultants for the Ministry of Local Government at the latest valuation roll conducted in 

2008.   

3.2.1.1 Assessing residential properties for property tax  

The Head of Rating Valuation at the Ministry of Local Government explained that they 

only have one employed valuation officer within Botswana, leading to consulting of 

private valuer to assist for the property tax assessment. This can be referred to the 

situation in Tanzania where the councils are understaffed and needs to hire consultants to 

fulfil the valuation (McCluskey & Franzsen, 2005; Babawale, 2013).  When developing 

the latest valuation roll, the City of Gaborone was divided into two zones. One of the 

respondents firms assessed zone A and the other two valuation consultants were part of 

the group who were responsible for assessing zone B. The Head of Rating Valuation 

stated that the motive of dividing Gaborone in two zones and to outsource the work to 

different consultants was to give job opportunities to more firms. He also settled that zone 

A and B had nothing to do with market analysis; it was just a definition of the different 

areas. During the tender process, the government decided how many properties that were 

going to be assessed and the price they were obligated to pay for the assessment. At the 

latest valuation roll in Gaborone, approximately 58 000 properties were valued at the cost 

of 21 million Pula (ca. 15.9 million SEK) which resulted in a cost of about 360 Pula per 

property (ca. 270 SEK). This can be compared with the valuation in Tanzania where the 

cost per property was 23 US$ (ca. 152 SEK) (McCluskey & Franzsen, 2005; Babawale, 

2013).  The Head of Rating Valuation also confirmed what was mentioned in the 

literature review about individual assessment being time consuming and expensive. 

 

The zone A consisted of approximately 33 000 properties and took about six months to 

complete, while zone B covered around 25 000 properties and took nearly 18 months to 

complete. According to the Head of Rating Valuation the delay of zone B was because of 

the latest Head of Rating Valuation resigned and it took time to find a replacement, which 

led to a delay in the process. The valuation consultants who handled zone A, explained 
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that the cooperation during the latest roll with the Ministry of Local Government was on 

a day-to-day basis. The government was providing the data of the properties that was 

required when valuing, such as; maps, building plans and title deeds. If there was lack of 

data from the government the valuation consultants had to collect the data themselves at 

the council or the Deeds registry leading to a time consuming process. Sometimes a 

representative from the Ministry of Local Government assisted with the logistics and 

intervened if contradictions from the property owners occurred. The group that assessed 

zone B were located at an impartially office, assigned by the Ministry of Local 

Government. A project leader and a project coordinator gathered the firms to discuss how 

to do the valuation.  

 

All of the respondents confirmed that the property tax assessment is based on the market 

value, which is determined through comparable sales. The Head of Rating Valuation 

confirmed that it is the state land and freehold land within the boundaries of a council 

area that is ratable.  

3.2.1.2 “The tone of the list” 

According to the valuation consultants of zone A the “Tone of the list” is the most critical 

aspect of the whole valuation and “sets the tone” of the valuation. Moreover, he stated 

that “The tone is the engine of the valuation roll.” He considered it as one of the most 

important stages of the valuation process, containing the market survey and market 

analysis and refers to it as “The bible of the valuation roll”. When assessing a property for 

property tax the inspection is done property- by- property and then the properties are 

matched with a benchmark property from the “Tone of the list”. “Tone of the list” 

contains benchmark properties that are “broken down to match with others” indicating 

that the properties are matched with a benchmark property with similar condition.  

 

“Tone of the list” is created every fifth year in conjunction with the valuation roll. For the 

latest valuation roll each zone created their own “Tone of the list”. One of the valuation 

consultants in zone B disliked this distribution of the valuation, since the properties 

received values that were based on different parameters. The Head of Rating Valuation 

also disliked this division with two “Tone of the lists” in Gaborone and stated that it 

should only be one. He claimed that the “Tone of the list” sets the level of average, and it 

is the “heartbeat of the market”. The valuation consultants that disliked the distribution of 

the “Tone of the list” suggested that only one company should do it all.   
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When collecting the comparable sales, the zones used different time periods. These 

periods varied a lot since zone A used a time period that only went back sixth months in 

time while zone B went back five years. One of the reasons to that zone A only went back 

six months could be that the company is large with a lot of resources which makes it 

possible for them to have their own database resulting in that they easier can collect 

recent sales information. According to Townships Act the comparable sales should go 

back five years so that the development of the sales prices of the local property market 

can be applied.  

 

The respondents were asked about their thoughts about the current system of property tax 

assessment in Botswana. All valuation consultants were united about that their way of 

valuing properties in Botswana is a fair way of doing it. One of the respondents 

considered the system fair in the way that you get a clear picture of the property from 

both inside and outside and another stated “every single property is unique, therefore 

every property must be individually valued”. The Head of Rating Valuation maintained 

that the property tax assessment values do not need to be correct and exact, as long as 

values are fair between the properties. Other positive reflections of the system were that 

the Ministry of Local Government can control illegal development in a jurisdiction, 

identify occupants of a property and get a clearer view on “who owns what”. One of the 

respondents considered the system transparent in the way that the owner can go to the 

Deeds Registry and receive the value on the land and improvement. Furthermore, when a 

valuation roll is completed information about it is published in “the Gazette” together 

with an invite to all property tax payers to verify that the property tax assessment value is 

correct.  

 

The negative aspects of the system from the respondents were that it was time 

consuming, in terms of data being inaccessible and not registered in databases. As it is 

now, the valuation firms build their own databases based on information they collect 

when doing valuations or selling properties. One of the officers thought that after 

LAPCAS it would be easier to gather information about properties to develop a good 

computerized cadastral register leading to more efficient valuations. Furthermore, two of 

the officials declared that not every property is being inspected since the property owner 

has to be present during the time of inspection resulting in a sometimes “randomly” 

assessed value. Another problem that was confirmed by the respondents was that there is 

lack of trained staff. Although, one of the valuation consultants stated that there have 

been lots of skills developing the last ten years and explains that “the property market has 
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become a fashion and many young people go to universities for education in the property 

genre”.  

 

The respondent also got a chance to express their thoughts about mass appraisal since that 

is the approach that is used in Sweden for property tax assessment. The majority of the 

respondents had united thoughts about the mass appraisal approach, involving the 

statement that it is a quite unfair system because every property is unique and you need to 

go and inspect every property to get a fair value. One opinion was that it is not fair 

because the location of properties differs leading to some properties being rated higher 

than others. It was noted that some of the valuation consultants did not fully understand 

the meaning of mass appraisal or the benefits with it. Although the Head of Rating 

Valuation arrogated that he is trying to change the mindset of the stakeholders to get the 

property tax assessment in Botswana to move towards mass appraisal. He stated that it 

would require some changes in the legislation to provide the valuation consultants to 

change their technique. On the question about if the mass appraisal could be implemented 

in Botswana, all respondents joined the opinion that information needs to be more 

computerized and more trained staff is needed to make it possible. One view was that an 

implementation of mass appraisal would be possible after the LAPCAS project, when 

data is gathered and more organized.  

 

Lastly one of the valuation consultants pointed out his view on property tax rates in the 

sense that the population should be more educated in why they pay taxes and why the 

taxes are important in terms of welfare and that it has a broad usefulness to the 

community and council.  

 

3.2.1.3 Value-influencing factors on residential properties 

The officials that participated in the interviews were all very united about which factor 

they considered as the most value-determining when it comes to residential properties.  

They all stated the phrase: “It´s all about location, location and location”. Moreover, in 

Botswana it has been more and more focusing on safety lately, many of the properties 

have high boundary walls and guards are not unusual. The proximity to site amenities 

was also a value factor that the respondents stated as important.  
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3.2.2 Questionnaires  

Following subsection demonstrate the results of the questionnaires that were handed out 

to valuers in Gaborone to find the significance of various factors. The questionnaires 

were answered by a total of twelve officers, where half of them responded by e-mail and 

half of them on site. The outcome of the questionnaires is revealed by demonstrating the 

results of each category with a table. Also, the comments from the respondents are 

declared after each category. The results are demonstrated in percentage to make it more 

distinct and easy to understand. 

 

To begin with, all factors those were ranked five (“very important”) got a percentage 

according to the number of respondents that ranked this factor as five. Subsequently, all 

of the factors ranked five were compared with each other within each category (i.e. all 

factors in category “Residential Features” were compared with each other). The factors 

that got the highest percentage from each category were later compared with each other.  

 

For the first category, Residential Features; Size of living area and Age of building got the 

highest percentage in terms of 67 % (Table 1). 

 

 

 

Table 1. The result from the category Residential Features.  
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 Secondly, for the category Residential Exterior; Roof was ranked highest with 83% 

(Table 2). 

 

 

 In the category Residential Interior; Kitchen got highest percentage with 58% (Table 3). 

 

 

 

 

Table 2. The result regarding Residential Exterior features.  

Table 3. The result from the category Residential Interior features. 
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When it comes to Other Improvements; Fence or Boundary wall got 58% and was the 

highest ranked factor in that category (Table 4). 

 

 

According to Land Data; Water and Electricity was highest scored with 92% (Table 5). 

 

 

Table 5. The result from the category Land Data. 

 

Table 4. The result from the category Other Improvements. 
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Lastly, in the category Location Data; Site Amenities got the highest ranking in terms of 

92 % (Table 6).  

  

 

 

When the highest ranked factors from all categories were compared with each other, the 

following grading could be stated: 

 

1. Water, Electricity, Site amenities, 92% (11 of 12 respondent) 

2. Roof, 83% (10 of 12 respondent) 

3. Size of living area, Age of the building, 67%  (8 of 12 respondent) 

4. Kitchen, Fence/Boundary wall, 58% (7 of 12 respondent) 

When the most value-influencing factors had been determined, the most value-

influencing category could be obtained. By summarizing the percentage of all the factors 

ranked five within each category and dividing it with the number of factors in that 

category, an average of the percentage for each category was found.  

  

Table 6.  The result from the category Location Data. 
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With this done, the category with highest average percentage got obtained which resulted 

in the following grading: 

 

1. Land data 82 % 

2. Location Data 77% 

3. Other improvements 42% 

4. Residential features 41% 

5. Residential Interior 38% 

6. Residential Exterior 37% 

From this it can be stated that: Water, Electricity and Site Amenities is considered as the 

most value-influencing factors and Land Data as the most value-influencing category.  
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4 DISCUSSION   

To be able to fulfil the aims and objectives of this study a literature review combined with 

a case study including interviews and questionnaires was carried out. This chapter will 

involve a discussion of the working process followed by an analysis of the result.  

4.1 Discussion of the working process 

The literature review was conducted to gain knowledge in the field of work. The used 

sources in the review consisted of scientific articles, reports, websites and a book. The 

gathered information from the different sources is in our opinion valid and trustworthy, 

since most of the articles were recently published and collected from sources relevant to 

the field of work. We discussed and based the choice of material with officers who were 

familiar with the subject. To gain a more solid ground for the study, more articles 

involving value-determining factors could have been collected.  

 

The semi-structured interviews were chosen to maximize the outcome of the interviews 

and to get the respondents to open up about their views on the subject. In our case the 

interviews were conducted to interrogate as well as for learning purposes, since the 

process we were about to describe were only available in a small amount of literature. 

Consequently, there had to be attendant questions asked to gain more information. The 

interviews were held at the respondents’ offices, to make it easy and comfortable for the 

respondent to participate and open up.  With an increased number of interviews, the 

results could have been more accurate.  

 

The part of the case study involving the questionnaires was an efficient way of collecting 

information since it gave a lot of answers in a short amount of time. However, one aspect 

of using a questionnaire is that the handed out form needs to have clearly formulated 

questions to prevent that misunderstandings occur. Regarding our questionnaire some of 

the factors were not clear enough to understand for a few of the respondents, resulting in 

four blank answers. This leads to the question whether or not the rest of the respondents 

understood the questions in the way that we wanted them to do or if they just answered 

randomly. Regarding how the questionnaires were compiled, it could be discussed 

whether our calculation is congruent with the actual result, since only the factors ranked 

five was taken into the final calculation. By also including the factors ranked four, which 

is not considered as “very important” but still “important”, a more valid and reliable 

result could have been obtained. When it comes to handing out the questionnaires, the 
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result of sending them by e-mail had its benefits as it saves time and is easy to collect. 

However, in our case it was a bit time consuming, as we had to call the people of the 

sample group to get the questionnaires answered. To hand out the questionnaires by e-

mail had its disadvantage in the sense that if the respondent were confused we were not 

able to explain the questions. Although, the questionnaire suited our objective since it 

gave concrete and spot-on answers.  

4.2 Discussion and analysis of the results 

This section accounts for the similarities and differences between the systems used in 

Sweden and Botswana, which emerged from the performed literature review and case 

study. Also, the value-determining factors are presented and analyzed. To sum up, 

recommendations for improvements of the system in Botswana are outlined to fulfil the 

third objective of the study.  

4.2.1 Similarities  

Both Sweden and Botswana base their tax assessment value on the market value by a 

comparable sales method. We agree with IAAO’s (2014) statement that the estimated 

value on the properties becomes uniform, fair, transparence and understandable when 

using the market value and that could be one of the reasons why both countries are using 

it. As the result of the study proves, both countries assess residential properties with and 

without improvements, although it is the sum of them that are rated. As Kelly (2000) 

claims, the majority of countries assessing properties for property tax purposes are 

assessing both land and improvements together.  

 

The comparable sales method used in both countries is based on the same principle but 

appear in different shapes. In Botswana the comparable sales manifests itself as a “Tone 

of the list” representing each city, while in Sweden it occurs as value zones.  Both ways 

of comparison indicates the price trend and involves benchmarks.  

 

With this clarified, it can be stated that the overall assessment techniques between the 

countries are similar. The main difference between the countries involves the approach of 

the assessment.  

4.2.2 Differences  

The main difference between the countries is their approaching technique; Sweden uses 

mass appraisal and Botswana individual assessment. Our results confirm the 
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disadvantages with the individual property assessment, that it is inefficient, time 

consuming and expensive. Another important difference is the officials performing the 

assessment. In Sweden it is done by the government authorities while in Botswana, 

private valuers mandated by the Ministry of Local Government perform the assessment. 

The Townships Act regulates that no valuation officer should assess a property which he 

is personally interested in. However, when private valuation firms are assigned to 

undertake rating valuation for the Ministry of Local Government, one risk could be that 

conflict of interest might occur. The differences are summarized in figure 3. 

 

An assumption was made that if the valuation approach were changed in Botswana the 

private valuers would not be consultants for the Ministry of Local Government to 

perform the assessment for property tax purposes as in the current extent. This could be 

one of the reasons to why private valuers do not see the mass appraisal as a good 

approach. The private valuers are of the opinion that the consulting for the government to 

perform property tax assessment is a good income stream for the company. 

 

The majority of the officials that participated in the interviews agreed about the fact that 

mass appraisal is not fair because it does not take each and every property in 

consideration. However, as mentioned in the results of the study, critique of individual 

system being “fair” can also be given since not all properties are individually inspected 

and the fact that different firms formed the basis for the last valuation roll in Gaborone. 

The outsourcing to different firms is positive in the aspect that it distributes the work, 

although the down part of the latest roll were that one of the zones consisted of several 

firms that cooperated while the other zone did the valuation itself leading to different 

views of assessing.  

 

The Swedish system is rather structured compared to the system used in Botswana. 

Sweden has a computerized cadastral register that is systematically kept up to date, while 

Botswana only have limited access to property information at Deeds registry that has to 

be gathered at site. In Sweden it is up to the property owner to declare if any changes in 

value occur which gives the owner a responsibility in the assessment process. However in 

Botswana all responsibility lies on the valuer. The periods of assessment are also a big 

difference since in Sweden a general or simplified assessment is conducted every third 

year, whilst in Botswana the reassessment should be done every fifth year but because of 

lack of resources among others this period has been extended for several years.  
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Botswana 

 Individual assessment 

 Private valuation officers 

perform the assessment 

 Non computerized cadastral 

register 

 All responsible lies on the valuer 

 The valuation period should be 

every five year but this is not 

attained 

Sweden 

 Mass appraisal  

 The local authorities perform 

the assessment 

 Computerized cadastral register 

 The owner has responsibility to 

self-declare 

 The valuation period is made on 

a regular basis every third year  

 

4.2.3 Value-determining factors  

A commonly used expression during the interviews was “It´s all about location, location, 

location” which implicates that location of the property has a decisive influence on its 

value in Botswana. By the individual assessment the location factor is judged by a 

personal opinion of the valuer, where also the density of the area is considered (low/ 

medium/ high). The location is also taken into serious consideration in Sweden, by the 

unique method of dividing the country into value zones in terms of allocating values 

according to each and every zone. No matter what assessment approach is used, location 

is an important factor that must not be forgotten.   

 

However, when looking at the results from the questionnaires, one can state that Land 

Data, consisting of the factors such as water and electricity among others, were the most 

value-influencing in Botswana. It can be discussed that the location may not have that 

decisive influence if there is absence of Land Data. Although, if a property is situated in 

an attractive location it is likely to include good connections to Land Data, indicating that 

these two categories probably affect each other to a large extent. In Sweden, one of the 

major value-influencing factors is access to water and sewer since there are six classes 

with different price range.  

 

Although area-based systems are not used, the size of both land and building is an evident 

factor for both countries. It is measured in square meters, and the results show that the 

only difference is that in Sweden the information about the size is continuously updated 

while in Botswana the measurement takes place at every inspection even though the area 

is unchanged.   

Figure 3: Differences between the systems in Botswana and Sweden. Source: Own processing. 
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Proximity to site amenities was something that also was proved to be of major 

significance in Botswana. This is something that is judged thoroughly by the individual 

assessment approach, since the valuer inspects the availability of amenities for every 

residential property. Contrary wise, it is only the associated value zone that can indicate 

this in Sweden.   

 

According to the case study, in particular by the interviews and the comments from the 

questionnaire, it was very clear that security is highly prioritized in Botswana. This is a 

factor distinguished from Sweden, where it is rare to encounter boundary walls. Although 

security is not a value-determining factor on its own in Sweden, it is still considered as 

important but occurs more often as alarm systems and is more likely to be seen as a part 

of the quality of the house.  

 

The factors regarding residential interior and exterior in Botswana are inspected on site 

and are a personal judgment of the value inspector. This can be compared to the factor 

“quality” in Sweden and measured in terms of “quality points”, though the property 

owner is the one responsible for declaring this every reassessment. As a result from the 

questionnaires, residential interior and exterior were the categories ranked with the lowest 

average percentages. This can be seen as a disproof to the skepticism about mass 

appraisal that occurred from the interviews, in the sense that assessments have to involve 

inspection of the characteristics of each residential property. However, one assumption 

after the stay in Gaborone is that the conditions of the buildings differ a lot in the same 

area meaning that the factors regarding residential interior and exterior probably have a 

bigger impact of the final value than the results show.  

 

Factors that are taken into account in Sweden but not in Botswana are: whether or not the 

property constitute an own cadastral unit, classification of buildings if there are more than 

one building on the property and distance to water.  
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5 CONCLUSIONS 

This chapter aims to give a summary of the results and conclude the three objectives of 

the study. Lastly, suggestions of future research will be stated in the end of the chapter. 

5.1 Research Objectives: Summary of Findings and Conclusions 

The three objectives are explained one by one, according to how they were solved 

throughout our study.  

5.1.1 First objective: Methods of Property Tax Assessment  

To be able to clarify how residential properties in Botswana allocate a property tax 

assessment value compared to Sweden, a literature review gave an initial view of 

property tax assessment which made it possible to explain the applied methods in 

Botswana and Sweden. Since the literature review could not fulfil the objective on its 

own, a case study involving semi-structured interviews was conducted. 

 

Overall, the assessment techniques in both countries are rather similar, while the 

assessment approach differs to some extent. Market value provides the basis of the tax 

assessment value in both Botswana and Sweden and it is the land and improvements that 

are assessed, although it is the sum of them that are rated. Comparable sales are used in 

both countries and are based on the same principle but appear in slightly different ways as 

Botswana uses the “Tone of the list” and Sweden benchmarks based on value zones. 

However, the main difference between the tax assessment systems in Botswana and 

Sweden is the approach, since Botswana applies the individual assessment method and 

Sweden the mass appraisal method. A distinguishing element between the ways of 

assessing also lies in the way of performing the assessment, in the manner that mostly 

private consultants handle the assessment for the government in Botswana, while 

government authorities handle it in Sweden. In addition, the structure including data 

management differ in the way that Botswana do not computerize the information captured 

when assessing a property while everything is computerized and frequently updated in 

Sweden.  
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5.1.2 Second objective: Value-Determining Factors 

Both interviews and questionnaires was used in the case study to be able to determine the 

most value-influencing factors when assessing a property for property tax assessment 

purposes in Botswana.  

 

The findings from the questionnaires revealed that eleven (11) out of twelve (12) 

respondents considered the most value-influencing factors to be: Water, Electricity and 

Site amenities. After we had analyzed the calculated results, it occurred that Land Data 

and Location Data are the most important categories while the Residential Interior and 

Exterior were lower prioritized compared to the other factors. Since not all factors were 

considered as very important, this could indicate that a movement towards mass appraisal 

method is operable in Botswana, in the sense that if the number of factors would be 

reduced the inspection of each property could be less detailed. In spite of the fact that 

Location Data was not the highest ranked category, the interviews highlighted this as 

something that is in all valuation consultants’ mind. From the interviews and the 

comments on the questionnaires it was noted that the presence of a boundary wall or 

fence has increased in significance lately.  

5.1.3 Third objective: Outline Recommendations 

In conjunction with the previous two objectives, the third and last objective was solved 

by suggesting recommendations on how the systems could benefit from each other.  

 

Our overall recommendation for Botswana is to move towards mass appraisal. This does 

not necessarily mean that the system have to be identical with the Swedish system 

however, Botswana’s system could benefit a lot from the Swedish mass appraisal. This is 

not a process that could be done rapidly and to make this possible the following stages 

have to be fulfilled: 

 Change the mindset of the stakeholders.  

 Increase awareness among property tax owners. 

 Base the valuation on a few important factors. 

 Computerize the cadastral register and make it accessible. 

 

Firstly, by changing the mindset of the stakeholders it could be possible to make a change 

in the way of performing the assessment. To begin with, the valuation consultants’ view 

of mass appraisal as “unfair” needs to be changed by making them posted about the 

benefits of the system. Perhaps by getting the stakeholders involved with those that are 
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practicing mass appraisal in other countries, this can help establish the lessons learnt and 

how the changes can be implemented. Hopefully, this study could be seen as a step to 

disseminate more knowledge on the subject in Botswana. Also, as stated through the 

interviews, the officers responsible for the legislation may consider amending regulations 

of the property tax assessment to make it possible to apply other assessment techniques.  

 

Secondly, by increasing the knowledge among the property owners about the purposes 

and benefits of property tax, an understanding of this could make the owners embrace 

property tax assessment. This in turn, could lead to the property owners getting more 

eager about their property being valued and more involved in the process. As mentioned 

in the case study, as it is now a lot of the consultant’s time is wasted when the property 

owners is not present during the time of the inspection or when they refuse to get the 

property inspected. If the property owners get more familiar with the subject, the process 

of self-declaring the property could be implemented. By emulating the Swedish way of 

declaring properties in some extent, the property owners could declare whenever 

something is improved or impaired with the property. This together with a solid ground 

of information about the properties could eventually decrease the number of inspections 

radically.  

 

Thirdly, by basing the valuation on a smaller number of factors the process of valuing for 

property tax assessment could get more effective. As stated earlier, the result of the 

questionnaires pointed out that not all factors affect the final value in a significant manner 

in Botswana, which could be interpreted as the inspections could become less detailed 

without resulting in unfair values.  

 

Fourthly, by computerizing the collected information from the inspections the particular 

condition of each property could be stored in a database. If this database could get 

accessible and widely used by officials in adequate positions, the information about the 

properties could remain updated. This recommendation can also be linked to the second 

recommendation in terms of making the property owners involved in the process by self-

declaring. 

  



 38 

 

5.2 Suggestions of Further Research 

Our suggestions for future research involve: computerization of cadastral registers, 

creation of a self-declaration form and a step-by-step implementation program towards 

mass appraisal.  

 

By computerizing cadastral registers in the process of collecting property information, 

property information could maintain updated and accessible.  The questions occurring 

are: How could a reliable data system in a non-computerized environment be 

implemented? Who would be responsible for the implementation? How should they 

cooperate with the users e.g. valuers?   

 

Secondly, by creating a self-declaration form the working process of property tax 

assessment could be simplified and the valuation staff unburden. To be able to implement 

it among the property owners, knowledge has to be gained. How could the property 

owners get more interested and willing to learn about property tax assessment in order to 

start with self-declaration?  Which factors should the form involve? In which 

circumstances should the owner self-declare? 

 

This study highlights the benefits of mass appraisal since it is efficient and a well-

structured system. A follow up could be how to implement mass appraisal step-by-step in 

a country where individual assessment is applied. What changes would be required in the 

legislation? Which steps have to be completed for the systems to be applied?  
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Appendix A 

Interview with Valuation Consultants: 

Valuation of residential properties 

1. What are your valuation purposes?  

a) Who are your clients? 

b) Does your way of valuing vary between different clients? 

2. Is the value that you look for the market value?  

a) If yes, do you use comparable sales approach? 

b) If not, which value? (cost approach or income capitalization?)  

3. Do you valuate land and building separately (and combine them) or as one 

unit? 

4. What is the most value-influencing factor according to you? 

5. Other important value factors? 

 

Valuation for property tax of residential properties 

1. Do you do valuation for the government?  

a) In Gaborone? 

b) Rest of Botswana? 

2. What is your connection with the government?  

a) How do you cooperate? 

b) How does the working process between you proceed? (from 

assignment to delivered information)  

3. What are your thoughts about mass appraisal?  

a) Do you find it possible to implement in Botswana?  

b) What would be required to implement it? 

4. What do you think are the benefits with the current system? 

5. What could be improved with the current system according to you? 

6. How long does it take to do a valuation roll? (from valuation to a finished 

roll) 
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The Tone of the List 

1. How long does it take to create a “Tone of the list”? 

2. How often do you perform the “Tone of the lists”? 

3. How many “Tone of the lists” covers Gaborone?  

a) How many have you been involved with as a consultant for the 

government? 

4. Do you use the “Tone of the list” to all the properties that you are valuing? 

5. Which period do the comparable-sales normally cover?  

a) Property tax valuation (valuation roll)? 

b) Valuation for private customers?  

 

Interview with the Head of Rating Valuation: 

1. How would you define a residential property? 

2. How far back in time are the comparable sales that you use? How come they 

differed between the zones?  

3. How many properties were in the last valuation roll in Gaborone?  

a) Zone A?  

b) Zone B?  

4. Why did the work periods differ so much between zone A & B?   

5. Which companies/officers was part of the group who assessed zone b at the 

latest valuation roll? 

6. How did you cooperate with the private valuers? 

7. What did you pay the valuers for the last roll? 

8. From which year is the current valuation roll?  

9. Is the system transparent? 

a) If yes? In what way? 

10. What is good with the current valuation system in Botswana? 

11. What are your thoughts about mass appraisal 

a) Could it be implemented in Botswana? 

b) What would be required? 

c) Do you think the information needs to be more computerized in 

Botswana?  
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Appendix B 

Questionnaires  

 

The importance of different factors when valuating properties 

We are two final year students from Sweden that are here to write our Bachelor 

thesis. This questionnaire is a part of a study about how property tax assessment is 

done in Botswana compared to Sweden. The aim with these questions is to find 

out which factors that have the biggest influence when determining a value for a 

property in Botswana. The questionnaire is divided in three parts, one part with 

factors regarding improvement data, one regarding land data and the last one 

regarding location data. For each part the respondent should ask themselves 

whether or not the factor is important for the judgment of the final value of the 

property. It is therefore of big significance that the respondent deliberate the level 

of importance for each factor, on a scale between 1 and 5, where 1 is not 

important and 5 is very important. The importance of each factor shall be decided 

in relation to the other factors within the same category. The factors that this 

questionnaire consist of, is based upon the structure of the valuation card and 

IAAO: s recommendations for valuation. 
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