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Abstract

The paper, as a part of broader studies on the practical usefulness 
of public registers enclosing the databases on real property, in tasks re-
lated to the property appraisal, includes results of research on the scope 
of data collected in the Register of Prices and Values of Real Estates 
and its essential relationship with the needs of appraisal in compara-
tive approach. The appraisal procedures need to recognise the features 
of sold properties that can have an influence on the property price var-
iability. Evaluations of these features underlie a detailed local market 
analysis. Therefore, the degree of meeting the appraisal needs by the 
above mentioned Register data was submitted to an examination. Pre-
sented analyses are demonstrated on the examples of extracts of reg-
isters, conducted by the offices of the district authorities in Lublin 
Voivodeship. In the summary, a generalized picture of accomplishment 
of governmental tasks in the mentioned scope was presented. Needs of 
changes in the scope of institutionally collected real estate market data, 
as well as possible ways of their implementation, were also indicated. 
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INTRODUCTION

The Register of Prices and Values of Real Estates (RPVR) was introduced 
in Poland in 2001 by the Regulation on the lands and buildings register (RLBR) 
as a supplementary part of Lands and Buildings Register (LBR) itself. But on 
a par with other real estate registers (LBR, Record of Land-Ownership (RLO), 
Register of Land Charges (RLC)), RPVR is an essential component of the na-
tional information system on real estate. The need for its establishment stemmed 
(and the reason for this still exists) from attempting to rebuild the LBR to mod-
ern cadastre, which corresponds to the objectives outlined in the mid-nineties of 
the last century (Kaufmann, Steudler 1998). We can conclude that the existence 
of RPVR even determines the emergence of cadastre.

The aim of this study is to investigate how far the real estate data con-
tained in RPRV can be useful for the property appraisal prepared in comparative 
approach. The attention was focused on the relationships between RPVR and 
economic tasks arising from the Act of 21 August 1997 On Real Property Man-
agement (RPM Act), in which the common denominator is the value of the prop-
erty. One should take into consideration that the valuation of real estate is used 
widely also outside the areas designated strictly by the real estate economy of 
public entities (state and local). In accordance with the article 149 of RPM Act, 
real estate valuation principles set out in RPM Act are mandatory in all cases of 
valuation on the territory of Poland. Due to this fact, the usefulness of the data 
contained in RPVR, from the point of view of real estate valuation procedures, 
seems to be a universal problem on the scale of economy. 

THE SCOPE OF USAGE OF THE REGISTER OF PRICES AND  
VALUES OF REAL ESTATES

Analysis of the RPVR legal status leads to the conclusion that it is not only 
a part of the state geo-referenced data set (such geo-referenced data set is a le-
gal component of state spatial data infrastructure, including state surveying and 
mapping resource (Siewicz 2012)) but also a part of the public information. This 
is confirmed by the evaluation of Bydłosz and Parzych (2007), Szpor (2009) or 
Mączewski (2003). In opposition to their ratings, Ninard, relying on the judg-
ment of the Supreme Administrative Court (I OSK No.2109/10 LEX # 1149309), 
perceives RPVR as a data set separate to LBR (Ninard 2016). However, this dis-
tinction is expressed only in the case of sharing the collected information, so it is 
an aspect of secondary importance as far as the technical nature of RPVR and its 
position in the structure of information on real estate are concerned.

Real estate appraisal in the comparative approach requires the knowledge 
of similar properties prices (in the statistical methods the issue of similarity re-
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quires a separate discussion outgoing beyond the framework of the presented 
paper), as well as the knowledge to assess the attributes (characteristics) of these 
properties. This principle is confirmed by almost everyone, therefore for many 
years it has not been the subject of a discussion among both professionals or 
in the scientific community. The problem has been erased, or rather has been 
revealed, after enforcing in 2001 RLBR regulations that established rules of in-
stitutional way of collecting the real estate market data.

Admittedly Bydłosz, Cichociński and Dębińska (Bydłosz et al. 2009) re-
called the principle indicated above. This principle creates, from the very be-
ginning of RPVR, the need of simultaneous collecting prices and information 
on the characteristics of properties. Such suggestion goes directly from the pro-
posal of Kuryj and Źróbek S. (2005). However, for many years, the source of 
data concerning the necessary characteristics of sold properties remained beyond  
the discussion.

In the common perception RPVR still remains only a source of property 
prices information, which for market analyses must be completed separately by 
implementers of individual research studies and appraisals. In the last decade, the 
spatial information systems, growing at an impressive rate, became a substitute 
source of information on the real estate market and properties. An unquestion-
able usefulness of these systems was and still is emphasized by many researches 
e.g. Cichociński (2005, 2009) as well as Chica-Olmo (2007), Kulczycki and Li-
gas (2007) or Colakovic and Vucetic (2012). All listed above authors study and 
discuss the use of geostatistical methods and show their enormous possibilities 
of implementation. For real estate market goals the most often performed im-
plementation of spatial information systems possibilities was prices mapping. 
Examples of this kind of efforts present e.g. Czesak (2012), Kuntz and Helbich 
(2014), Montero and Larraz (2011), Nappi-Choulet and Maury (2011) or Hayun-
ga and Kolovos (2016). Only some researchers (Dubin 1998, Barańska 2010, 
Cellmer 2014) point that real estate valuation needs real data. These data should 
be collected on the basis of the observation of the features, while observed fea-
tures must belong to real items of the local real estate market.

THE SCOPE AND METHODOLOGY OF PERFORMED RESEARCH

The subject of research was raw information obtained from RPVR extracts 
and provided by particular district offices of Lublin Voivodeship. As well as in 
previous studies (Zyga 2016), the examined data included twenty-three out of 
twenty-four examples of RPVRs from Lublin Voivodeship. For technical rea-
sons, the data from Janow Lubelski District Office were omitted.

The research was conducted on the basis of the actual data from individ-
ual registers. The study summarizes the collected information about real estate 
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transactions, involving objects of real estate as a whole, together with plots of 
land and buildings. Lists of transactions involving premises have not been taken 
into account. Due to the large diversity of the combined data and difficulties with 
their unification, it was decided to resign from the part of quantitative analysis in 
favour of qualitative description of sold properties. Therefore, the processing of 
the raw data required an inventory of description methods that have been used 
for sold properties, as well as putting these descriptions in the order so that they 
match the order prescribed by the proper Regulation on the lands and buildings 
register (RLBR). The ordered and classified pieces of information were then 
compared with one another and with a list of information necessary for the prop-
erty valuation process in the comparative approach.

Table 1. RPVR registration fields in reference to real estate as an object of transaction, 
introduced in RLBR

Class (field ): Registration field – attributes (original record acc. to the Regulation )

RPV  
Transaction

Transaction price, date of contract conclusion, transaction ID, type of right to 
property being the object of transaction, type of market, type of transaction, 

purchasing party, selling party, share in the right to property being the object of 
transaction, VAT rate,

RPV Real  
estate

Type of property, description, surface area of land property, type of arable land, 
property price, type of encumbrance, details referring to encumbrance,

RPV Building  
Description

Building ID, existing infrastructure, building price, usable area of building from 
measurements, the main function of building, other function of building, 

VAT rate, building value,

RPV Land  
Description 

Land plots ID, land lot, the price of land lot, the purpose indicated in the local 
spatial management plan (zoning plan), VAT rate, existing infrastructure, infra-

structure possible to be fitted, the value of land lot, additional information,
Source: (Zyga 2016) on the basis of appendix no. 7 to the of Regulation on the lands and buildings register

DESCRIPTION OF THE PROPERTY REQUIRED BY THE RULES OF 
VALUATION IN THE COMPARATIVE APPROACH

The list of information which is necessary for description of the property 
being valued as well as the property that has been sold on the market, being 
a potential item of comparison, includes excerpts from the Act On Real Property 
Management (ARPM) and the list of real estate characteristics affecting the level 
and volatility of their market prices. This list is shown in table 2.

There are three main and obligatory real estate features (indicated in the ar-
ticle 4 section 16 of the above mentioned Act), that the valuation subject as well 
as identified sold properties must be described with: “legal status, purpose, use 
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of real estate”. Further indispensable characteristics of the real estate, that should 
be taken into account, are indicated in the article 134.2, as well as in article 4 
section 17 of ARPM. These are: “type of property, its location, use, purpose, 
condition of real estate”. In accordance with the legal definition of the term, 
“the condition of real estate” includes the level of real estate development, its 
legal status, utility infrastructure, as well as the condition of the environment and 
neighbourhood of the mentioned property, including the size, nature and urban-
isation degree of the location in which the property is situated. For the built-up 
area § 43.2 of RLBR specifies the term of “level of real estate development” as 
“a function and a way of building facilities use and their technical condition and 
features, especially overall dimensions, architectural form, the position relative 
to the building line and intensity of the site use” (Zyga 2012).

Table 2: List of information about real estate necessary in valuation process according 
to ARPM 

The legal basis of the 
requirement Required information 

134.2 ARPM

type of real estate
location of real estate 

actual land use
purpose of real estate in the local spatial management plan

surface area of real estate 

4.17 ARPM
legal status of real estate 

utility infrastructure

§ 43.2 RLBR

function of buildings and structures
dimensions of buildings and structures, 

technical condition and use of buildings and structures
buildings utility infrastructure
buildings and structures use

4.17 ARPM
condition of real estate

level of real estate development
Source: (Zyga 2012)

Identification of the features mentioned above and their evaluation in ref-
erence to all comparative properties are an essential part of the analysis of the 
local real estate market. This principle underlies all the valuation procedures in 
the comparative approach. 
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EVALUATION OF RESEARCH MATERIAL AND TEST RESULTS

The fact that all district offices keep the same record of RPVR does not 
mean that scopes of information, collected and made available to users, are the 
same in each case. In practice, the examined district offices, despite similar tech-
nical capabilities, produce records with different registration field configurations.

In the first step, the information disclosed in the tested excerpts of RPVRs 
from each of the district offices was tabulated with an obligatory list of the RPVR 
registration fields, given by Regulation on the lands and buildings register. This 
is reflected in the accounts prepared in tables published in the preceding article 
(Zyga 2016). There is an inconsistency between the list of registration fields used 
in the RPVR (table 1) and the desired characteristics of real estate defined by the 
real estate appraisal regulations (shown in table 2). Therefore, the specification 
illustrating the assignment of fields available in RPVRs to essential characteris-
tics of the real estate was prepared (table 3). 

Table 3: Specification illustrating the assignment of fields available in RPVR to the 
essential characteristics of real estate and the number of cases of record information in 

various areas. 

Registration 
fields – attributes

Number 
of cases of 

appro-
priate 

registra-
tion fields 
occurrence 
in RPVRs

Number 
of cases 
of ap-

propriate 
registra-

tion fields 
use 

in RPVRs

Number 
of cases of 
appropriate 
registration 
fields refer-

ring to oblig-
atory property 

features

Number of cases 
of actual utiliza-
tion of appropri-
ate registration 
fields referring 
to obligatory 

property features

Regu-
lation 

Type of 
necessary 

information 
(obligatory 

property 
feature) 

Type of property 21 21 21 21

Art. 
134.2

of 
ARPM

type of real 
estate

Land plots ID 23 23
38 33 location of 

real estate Building ID 15 10
Type of arable 

land 11 11 11 11 type of real 
estate

The purpose 
indicated in the 

local spatial 
management 

plan

23 22 23 22

The purpose 
indicated in 

the local spa-
tial manage-
ment plan

Surface area of 
land property 9 9

32 32 surface area 
of real estate 

Land lot 23 23
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Registration 
fields – attributes

Number 
of cases of 

appro-
priate 

registra-
tion fields 
occurrence 
in RPVRs

Number 
of cases 
of ap-

propriate 
registra-

tion fields 
use 

in RPVRs

Number 
of cases of 
appropriate 
registration 
fields refer-

ring to oblig-
atory property 

features

Number of cases 
of actual utiliza-
tion of appropri-
ate registration 
fields referring 
to obligatory 

property features

Regu-
lation 

Type of 
necessary 

information 
(obligatory 

property 
feature) 

Type of a right 
being the object 
of transaction

23 23

49 49
Art. 
4.17
of 

ARPM

legal status of 
real estate 

Share in the right 
being the object 
of transaction 

21 21

Type of  
encumbrance 3 3

Details referring 
to encumbrance 2 2

Existing infra-
structure 3 3

9 5 utility infra-
structureInfrastructure 

possible to be 
fitted

6 2

Main function of 
building 18 18

21 21

§ 43.2
of 

RLBR

function of 
buildings and 

structuresOther function 
of building 3 3

Usable area of 
building from 
measurements

15 14 15 14
dimensions of 
buildings and 

structures
Existing in-

frastructure of 
building

7 2 7 2
buildings 

utility infra-
structure

Description 21 19 21 19

condition 
and use of 

buildings and 
structures

Additional  
information 11 4 11 4

Art. 
4.17
of 

ARPM

condition of 
real estate

level of real 
estate devel-

opment
Source: own study on the base of (Zyga 2016)
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In table 3, apart from assigning elements of two coexisting sets (a set of 
registration fields of RPVR and a set of necessary property features), rough tests 
results were presented. Figures in the inner columns show numbers of identified 
cases of the information record useful in the property valuation process, with 
reference to the relevant registration fields of RPVR and to the list of obligatory 
property features.

Figures put in table 4 indicate the frequency of occurrence in RPVR (a fact 
of disclosing the relevant registration box in tested RPVR excerpt) and the fre-
quency of actual utilization of each registration field, through which the data are 
collected in examined registers. Proper registration boxes, containing important 
information referring to the property description and to the frequencies men-
tioned above, are shown on the left side of table 4. The parallel set of results, but 
referring to obligatory property features have been shown on the right side of ta-
ble 4. These figures represent the proportions of proper numbers (from table 3) of 
identified cases to the potential maximum number of such cases (i.e. the amount 
of district offices covered by the analysis) and show how often any information 
that may be a part of the description useful for real estate valuation was given.

Substantive assessment of the suitability of the information concerning 
the characteristics of the sold property, obtained on the basis of the informa-
tion disclosed in the excerpts of RPVRs of each district office, was conduct-
ed by examining the value of the obtained coefficients. The assessment shows 
that the examined RPVR record gives very little information concerning the  
property description.

Previous research (Zyga 2016) confirms that in practice there are only few 
types of information that are always recorded and shown in excerpts of RPVRs. 
These are: transaction price, date of contract conclusion, the transaction ID of 
the Act, as well as the indicated above: land plots ID, the area of land plots ac-
cording to LBR (land lot), the purpose indicated in the local spatial management 
plan (presented sometimes as “land function”) and the type of a right to property 
being the object of transaction. These data are the backbone of RPVR, making 
the existence of this register partly accepted and proving its (admittedly mini-
mal) usefulness, for example for statistical reporting purposes. Another way of 
possible exploitation of these data is GIS based mapping, often discussed in the 
above mentioned issues. 

Table 4: Frequencies of use of particular attributes and actual utilization of them in 
specific RPVR as well as attributes referring to the obligatory property features
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Registration 
fields – attributes

Frequency 
of occur-
rence of 

appropriate 
registration 

fields 
in RPVRs

Frequency 
of actual 

utilization 
of  

appropriate 
registration 

fields 
in RPVRs

Frequency of 
occurrence of 
appropriate 
registration 

fields referring 
to obligato-
ry property 

features

Frequency of 
actual utilization 

of appropriate 
registration fields 
referring to ob-

ligatory property 
features

Type of necessary 
information  
(obligatory  

property feature) 

Type of property 0.91 0.91 0.91 0.91 type of real estate
Land plots ID 1.00 1.00

0.83 0.72 location of the 
real estateBuilding ID 0.65 0.43

Type of arable 
land 0.48 0.48 0.48 0.48 type of real estate

The purpose 
indicated in the 

local spatial 
management 

plan

1.00 0.96 1.00 0.96

The purpose indi-
cated in the local 
spatial manage-

ment plan

Surface area of 
land property 0.39 0.39

0.70 0.70 surface area of 
real estate

Land lot 1.00 1.00
Type of a right 
being the object 
of Transaction

1.00 1.00

0.53 0.53 legal status of 
real estate

Share in the right 
being the object 
of transaction

0.91 0.91

Type of  
encumbrance 0.13 0.13

Details referring 
to encumbrance 0.09 0.09

Existing infra-
structure 0.13 0.13

0.20 0.11 utility  
infrastructureInfrastructure 

possible to be 
fitted

0.26 0.09

Main function of 
building 0.78 0.78

0.46 0.46
function of 

buildings and 
structuresOther function 

of building 0.13 0.13

Usable area of 
building from 
measurements

0.65 0.61 0.65 0.61
dimensions of 
buildings and 

structures
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Registration 
fields – attributes

Frequency 
of occur-
rence of 

appropriate 
registration 

fields 
in RPVRs

Frequency 
of actual 

utilization 
of  

appropriate 
registration 

fields 
in RPVRs

Frequency of 
occurrence of 
appropriate 
registration 

fields referring 
to obligato-
ry property 

features

Frequency of 
actual utilization 

of appropriate 
registration fields 
referring to ob-

ligatory property 
features

Type of necessary 
information  
(obligatory  

property feature) 

Existing in-
frastructure of 

building
0.30 0.09 0.30 0.09 buildings utility 

infrastructure

Description 0.91 0.83 0.91 0.83
condition and use 
of buildings and 

structures

Additional infor-
mation 0.48 0.17 0.48 0.17

condition of real 
estate/ level of 

real estate  
development

Source: own study on the base of (Zyga 2016)

Further analysis of the content of table 4 indicates that the information 
relating to the description of the sold real estate condition is given seldom (fre-
quency of the use of RPVR field coefficient in the range 0.5-0.7) or very seldom 
(frequency of the use of RPVR field coefficient less than 0.5). Similarly, rarely 
and very rarely the appropriate RPVR registration fields (projected in proper 
RPVR management systems), for this type of data, are prepared. The most seri-
ous data gaps can be observed in the area of the property description concerning 
“utility infrastructure” (frequency coefficient 0.11), installations in buildings – 
“buildings utility infrastructure” (frequency coefficient 0.09) and the “condition 
of real estate /level of real estate development” (frequency coefficient 0.17).

Despite the high index of the registration field “description” (i.e.: 0.91/0.83) 
in table 4, the description of “condition and use of buildings and structures on 
the land lot” leaves much to be desired. A high value for both the proportional 
factor and the number of instances of recorded data does not correspond to the 
quality of information contained in the draft record. In about 70% of cases, the 
information about the level of the real estate development is reduced to a mere 
statement “the real estate is built-up”. Basically, this laconic constatation is nev-
er accompanied by any other piece of data given in other fields of RPVR record-
ing. Because of that, the registration field “description” seems to be an element 
of less importance in the real process of market analysis. It does not contain 
any information that allows for identifying any potential similarities between the 
compared properties.
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CONCLUSIONS AND REQUESTED CHANGES

In the author’s assessment the observed state of affairs is reprehensible 
and harmful. It should be noted that the above assessment, made on the basis of 
RPVR from the area of Lublin Voivodeship, is not directed exclusively to the 
analysed district offices. What is more, such a low average evaluation note given 
above does not exclude the existence of examples of better RPVR (for example: 
in the case of RPVR of Municipality of Lublin City almost all analysed frequen-
cy coefficients equalled 1.00). On the basis of the author’s experience from other 
regions of the country, the condition of other RPVR, on average, is similar. The 
harmfulness of this state, seen from a pragmatic and organisational point of view, 
manifests itself in the fact that the efforts of governmental institutions (district 
offices) to collect the data are wasted. The existing status, in fact, prevents the 
implementation of the most governmental tasks that could be carried out sys-
tematically, in an automated manner, and hence relatively cheap. Examples of 
such tasks are: conducting simple controls of the taxation regularity of real estate 
transactions, enhancing transparency and the safety of the market. This, in turn, 
through the banking system, would improve the state of economy as a whole. 
Implementation of all the rules of RLBR (as far as problems of RPVR are con-
cerned) i.e. fulfilling all the lists of prepared registration fields in RPVRs would 
be a chance for governmental statistics, too. Nowadays, the contents of RPVRs, 
revealed above, give statistical offices an opportunity only to analyze the prices, 
with no chance for any deeper considerations. The suggested changes would 
greatly help the judiciary system as well. Many of court cases, in both civil 
and business matters, need adequate and honest judiciary reviews and opinions, 
possibly free from subjectivism of forensic experts. Making the complete data 
concerning sold properties available to the valuers, government services could 
help to minimize the subjectivity of all real estate valuation and to increase their 
coherence. Additionally, this change would be a great benefit to the above men-
tioned sectors, and also to all the administration services, both the governmental 
and self-governmental.

In order to enable a viable repair of the above described condition of the 
RPVR system in Poland, it is recommended that a system of unified descriptions 
of real estate for sale should be prepared and implemented. The most preferable 
way of generating the required description is to make it according to the list of 
property characteristics that have already been included in RPVR. In view of the 
fact that no one knows the property as well as its owner, the obligation of prop-
erty detailed description should be (in proper act of law) imposed on him. The 
property owner should submit a relevant statement (fill up the relevant form) as 
a part of the declaration of sale intent in the presence of a notary.
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A good opportunity to improve the functionality of the domestic RPVR 
system is preparation of the Real Estate Information Integrated System (RPIIS). 
Including in its structure some procedures associated not only with the prices 
registration (GUGIK 2016) but also with the registration of property descriptions 
collected in RPVR, would make a good complement to the system of RPIIS. 
Although the Polish Geodesy and Cartography Head Office have already set the 
main objective of the RPIIS project: “increasing the data quality and credibility 
as well as raising cost efficiency of the administration”, without the changes 
mentioned above, the cited goal will not be fully achieved.
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