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Abstract

1t is difficult to measure relative corporate real estate asset management performance, as different organizations
require different outputs from their property assets. However, prior research has identified a number of input factors
or dimensions relating to corporate real estate that tend to occur together in organizations exhibiting high levels of
performance. This paper proposes a methodology to combine these input variables into a single relative measure of
corporate real estate asset management performance using factor analysis. The model on which the measure is
based is tested by applying it to data collected in a survey of 457 organizations in New Zealand. The results show
consistency in response amongst organizations and with prior research in respect of six variables that are important
to CREAM performance. This leads to the derivation of a single performance measure that reflects the combined

effect of these variables.

Introduction.

The contribution effective corporate redl estate assat management can make to an organizations
core busness activity has comein for increased atention over the last ten years. However, in
order to learn from organizations that have made progressit is necessary to identify and
characterize those agpects of management that contribute to an enhanced leve of performance

Identifying good performance in acorporate red estate Stuation is much more difficult than for
traditiond "invesment” red edate or for the corporate organization as awhole. In the latter two
Stuations overadl quantitative output messures such asthe internd rate of return, return on equity,
or return on assets, or quditative assessments, such as comparison to core business objectives or
industry benchmarks are relatively easy to apply.



In contragt, corporate red estate outputs are usudly the internd inputs to ancther part of an
overd| process. For example, the output may be the optima provision of red edtate assetsin
order to fadilitate the achievement of core organizationd gods. As such they arelikdly to be
closdy tied to the nature of the organization, may have no market in which pricing or
performance comparisons can be made and therefore be very difficult to measure across arange
of differently structured and focused organizations.

The am of this paper isto propose amethodology for deriving asngle messure of CREAM
performance for individud organizations that incorporates most of the factors or dimensions of
performance that have been identified as Sgnificant by earlier research. The modd isthen

applied to adata set of corporate redl estate asset manager’ s responsesto amail survey to test for
both congstency of response amongst the survey respondents and congstency with the results of
earlier research oversess,

Literature Review

As differently structured and focussed organizations reguire different things from their red estate
assets, for example: marketing profile, low cogt, didtribution efficiency, employee retention or
proximity to markets or resources, thereis no eadly identified “output” indicator of “good’
performance. Asaresult previous performance research has focused on inputsto, and the
process of, corporate red etate decison-making (Gibson 1995a). The theory isthet if there are
better inputs, systems and processes to dedl with red estate, then better decisonsmorein line
with the organizations overdl godswill result.

Using this gpproach, Vede (1989) put forward and tested for Sgnificance seven “dimensons’,
amongd chief executive officers namdy;;

the presence of aforma, organized red estate unit,
the use of management information systemsfor red edtae operaions,

the use of property by property accounting methods,
the frequency of reporting red estate information to senior management,



the exposure of redl etate executivesto overd| corporate Strategy and planning,
avalability of information and methods for evauating red estate performance and use,
the performance of red edtate assats reldive to overdl corporate assats.

A smilar type of approach was dso adopted by Pittman and Parker (1989). A “divergence’ based
modd of CREAM performance resulted identifying the following variables asbeing sgnificant:

centrdized red edtae authority,

a comprehensve computerized corporate redl estate inventory,
senior reporting leve,

having a profit centre sructure,

communication with CRE gtaff regarding overd| corporate gods,
having aformd red edtae plan,

redl edtate daff Szerdative to red edate assets

The dose amilarity of these findingsis obvious indicating a high degree of consensus on the
prerequistes for good CREAM performance. Many of these factors or dimensions have dsobeen
individudly examined in more detall by other authors.

For example, the existence of and structure of CREAM units has been studied by Zeckhauser and
Silverman (1982), Hite, Owers and Rodgers (1987), Sanford, Gadient and Hook (1987),
Rutherford and Nourse (1988), Avis, Gibson and Watts (1989), Rutherford and Stone (1989),
Teoh (1992), Kimbler and Rutherford (1993) plus other authors. The existence of a CREAM unit
has been found to be sgnificant in terms of a company’ s performance thus reinforcing the nation
that active management of red estate will contribute to the overal success of an organization.

More controversad isthe effect of sructuring thered edtate unit as a profit or cost centre.
Beherens (1982) and Fattner and Ferguson (1991), terd to favour the profit centre dternative as
being the most effective, but Rutherford and Stone (1989), Avis, Gibson and Waitts (1989) and
Vede (1989) reved no empirica evidence of a ggnificant advantage with ether a profit centre or
cost centre structure.



The exisence and form of red estate inventories has been studied by: Zeckhauser and Siverman
(1983), Avis, Gibson and Watts (1989), Vede (1988 1989), Nourse (1989 1990), Gde and Case
(1989), Teoh (1992), Apgar (1993) plus others. Zeckhauser and Siiverman (1983) sated that
prudent decision-making requires monitoring dataand it is extremely difficult, if not impossble,
to make informed red estate decisons without an independent red property management
information system. Other authors generdly found many organisations had poor or norrexistent
property information systems, and those that did were orientated towards accounting rether then
decisonmiking data. An improvement in the state of CRE management information systems can
therefore be seen as a prerequidte to higher levels of CREAM peformance, and asthisissueis
relatively easy to determineit can be usad (in conjunction with other factors) as aprimary
indicator of CREAM performance.

Vede (1988 1989), Pittman and Parker (1989) Avis, Gibson and Waits (1989) Teoh (1992),
Nourse (1994) and other authors have found that communications and working reationships with
management, finance and operating divisons are extremey important to CREAM performance.
The number of levels avay from, ad the frequency of contact with, the CEO were used by dll
the above as measures of the efficiency and effectiveness of communication, and found to be
ggnificant. Also important to effective communication was the existence of centralized red

edtate authority, having an established corporate red edtate srategic plan, and regular exposure
and input to this plan by corporate red estate Saff.

Vede (1988 1989), Hurtt (1988), Gae and Case (1989), and Teoh (1992) aso examined the
atitude of the chief executive of an organization towards red edtate assets. Therr results
conggently show a pogtive rdaionship between chief executive atitude and CREAM

performance as measured by other performance varigbles.

The linkage between overdl corporate srategy and red etate srategy has been investigated by
many authorsincluding Nourse (1986), Levy and Matz (1987), Avis, Gibson and Waits (1989),
Duckworth (1993), Nourse and Roulac (1993), Stephens (1994), Nourse (1994) Gibson (1994
1995), and Apgar (1995).



Avis, Gibson and Waits (1989) found business and palitical decisons had short lead times often
meaking it difficult to accommodate the longer planning period required for property. Thisled to
little CREAM dgrategic planning and a reactive gpproach to property needs. Nourse and Roulac
(1993) developed amodd of the interdependency of CREAM decisions and conclude that; “Too
often, red edtate transactions are gpproached predominantly from a dea- making rather than a
drategic posture’ (p.493). Duckworth (1993) presents a methodology for reconciling the
tradeoffs discussed by Nourse and Roulac using adecison matrix and Satistical qudity control
techniques derived from generd management literature,

“Red Edate Strategy —anew management paradigm” is put forward by Apgar (1995 p.23) as
involving developing scenarios in three dimengions— Space, Functions and Time - in order to
conceptudise different CREAM portfolio dternaives. Apgar then presents case study results
from gpplications of this method that show significant reductions in occupancy costs and/or
increase in efficiency of use of red edate asis.

Gibson (1995) assarts trends such as changing organizationd structures, work practices,
technology, and the increasing number of stakeholders, will al impact on the way red etate
assets are managed. [n such drcumdatances involvement of red estate in the Strategy of the
organization was essertid - grategic thinking being rated as the number one priority skill for the
future, by asurvey of 1246 generd managers by the Ingtitute of Management (Gibson 1995b
p.110).

Asthe corporate red edtae literature is limited anumber of published case sudies were dso
examined. These included: Slverman (1990), Smons (1993), Gibson (1991), Gibson (1994),

French (1994), Byrne (1994), RICS (1987), Bourne (1988), Bourne (1989), HCFE (1993)

Literature Review Conclusion

Thereis generd agreement that measuring and comparing CREAM performance across different
organizationsis difficult and that aninputs and process gpproach is usudly the only practicd



option. Thereisaso consensus on ardaively smdl number of critical input and process factors
that are important irrepective of the organisation and the nature of its activities.

There are other performance measurement techniques from outside the corporate red etatefield
that could aso be gpplied to some of the issuesidentified in this reseerch. However, in the
interests of developing atheoretica thread dreaedy proposed in the CREAM literature, aswell as
drawing comparisons across time and between countries, it was decided to base the research
methodology for this study on an gpproach that had aready been applied to corporate red estate.

Research Methodology

Theam of thisresearch wasto determine if anumber of previoudy identified important
variables could be combined into a single halistic measure representing overdl CREAM
performance. This required three hypotheses to be tested, each of which builds on the previous

hypothesis.

The data used to test the hypotheses was from amail survey of 457 corporate red etate
executives from awide range of commercid and non-profit organizationsin New Zedand. The
questionnaire (copy attached as appendix A) was quite comprehensive as the data collected was
to be usad for anumber of purposes in addition to the subject of this paper.

The response rate of 42% was high compared to smilar sudies and andlyss of non respondents
indicated the results should be representative.

Data Analysis and Results

Analysis Step 1 - Specifying the Performance Model

As no sngle characteridic of an organization defines its CREAM performance, the survey asked
anumber of questions basad on the “ dimensonsffactors of performance’ identified by Vede
(1989) and Fittman and Parker (1989). Specificdly, respondents sdif rated their organization via
answersto the following questions spread throughout the questionnaire



Question Number “Dimension of performance” or “Performance factor”

M1 Existence of a separate corporate real estate unit

R5h Cash flow contribution by the corporate real estate unit
C1, C2 Reporting level/frequency

C3a Mg Strategic planning for corporate real estate

M8a, M8b, M8c Attitudes towards and processes for managing CRE

I1b, 12ato 12k Management information systems for corporate real estate

M8k, RSl, M6ato M6g  Information and techniques used for CRE decision making

The answers to some of these questions relied on the respondent’ s qualitative assessment of their
organizaion' s Stuation, and were likely to be more variable than those able to be quantitetively
determined. Asaresult the Hypothesis (i) was effectively a cross check of the data, determining
whether respondents were congstent in their responses to multiple questions addressing the same
performance issue from a different perspective. If consstent thiswould aso fadilitate the
identification of asmdler number of varigblesto indude in the find CREAM performance

model

HYPOTHESIS (i)
Survey respondents are inconsistent in their responses to multiple survey questions

addressing the same CREAM performance issue.
The gatigticd tests used amongs these questions were asfollows:
For combinations of two binary varigbles — Chi squared
For combinations d binary with ordind variables— Mann Whitney U — Wilcoxon Rank Sum W
For combinations of two ordind variables— Spearman Correation Co- efficents

Results for Step 1

Survey questions M1 and R5h reflected variables that were unlikely to be misnterpreted so the
resultswere included directly in the CREAM performance modd.



Questions C1 and C2a addressed reporting level and frequency but the results highlighted
particular problems in usng these questionsin a New Zedand setting. The literature has
established the importance to CREAM performance of a dose relationship between the person
responsble for corporate red estate and the CEO, however, New Zedand organizations are
reaivey samdl, with few leves of management. This meant there was insufficient differentiation
within the sample on the bagis of organizationd leved done. Therefore a refinement was adopted
where reporting leve (question C1) was combined with frequency of liaison (question C2a) to
arive a acompaoste 17 level measure named “report”. In subsequent analysis this new “report”
variable was used, but thiswas not completely satisfactory aswill be discussed later.

For the remaining performance rdaed questions there was scope for ambiguous responses asthe
questions reflected matters of opinion rather than fact. To reduce the impact of such responses
multiple survey questions were asked addressing the same issue in differing ways. It was not the
objective of these multiple questions to increase the number of variables under consideration.
Reather, if congstency of response could be shown amongst Smilar questions then Hypothesis(i)
could be rgjected, and avariable representing the response to a sngle question could be used in
the performance modd with increased confidence. If responses regarding the same issue were
incondstent the Stuation could be investigated further.

Respondents were found to be consgtent in their responsesto dmost dl questions addressing the
sametopic. Asareault, the responseto asingle “best” question for each factor or dimengon of
performance could be used in the CREAM performance mode. The correation results and the
rationae for the choice of each “best” question are detailed below.

Questions on Strategic Planning

Question C3a asked directly if the organization had a written overall strategic plan for real

estate, wheress question M 8] addressed the issue less directly by asking if st&ff have regular
exposure to and a good understanding of overall organizational strategy on which to base real
estate decisions. A high correaion was expected between these questions and thiswas the case
with a2-taled p vdue of .021 usng the Mann-Whitney U tes.



Therefore the more specific variable derived from C3a— existence of a written overall strategic
plan for real estate was adopted for the performance modd.

Questions on Management Attitude to CREAM

A smilar process to that above was gpplied to questions M8a, M8b, and M8c testing for
correlation using the Spearman Correation Coefficient. Again the results were as expected with
highly sgnificant correlationsin the appropriate directions between M8aand M8b (r= 0.34, p=
<0.000), M8aand M8c (r=-0.45, p= <0.000) and M8b and M8c (r=-0.42 p= <0.000).

Asaresult the responseto question M8a-CRE considered not important to organization \Was
adopted for the CREAM performance modd.

Questions on the Use of Management Information Systems for CREAM

Question 11b asked respondents to sdf-rate the overal performance of their current MIS system
(if applicable), whereas Questions [2ato |2k examined the performance of the respondents MIS
system on individud attributes. Spearman Correlation Coefficients were gpplied and the results
showed significant corrdations (r value range of 0.19 to 0.51, p vaue range of 0.038 to <0.000)
between answers on each of the individuad atributes and Question 11b. In addition, the scores for
individua attribute questions were summed to obtain a composite measure for the performance of
MIS sygemsfor CREAM —named |12 Total. The result of this process was again highly
corrdated with 11b (r=0.37, p=<0.000).

The reault of the above andyss was very high confidence that the response to the more holigtic
Quedtion 11b (arating for the overd| performance of the organizations property database) was
fully representative of the sample and therefore this variable was adopted for the modd of
CREAM performance.

Questions on Availability of Information and Processes for CREAM
Decision-Making

Using Spearman Corrdaion Coefficients to compare individua answvers to questions M6a
through M6g, and R5l with the results for the more holistic question M8k identified no



ggnificant corrdations (r values range -0.13 to 0.14, p vaues range 0.946 to 0.084). However, a
number of highly significant correations were measured amongst M6a to M6g questions and
between these questions and the answers to question R5.

To invedtigate further, the responses for questions M6ato M6f were summed to cregte anew
vaiable M6 total. The rationde was that not dl the decigon making techniques identified in the
individua sub questions are gppropriate for al organizations, but in generd those using more of
the techniques, more frequently are likely to make better CREAM decisons. This combination of
factors would be reflected in atotaled score.

M6g was omitted from the totd, as the use of independent consultants is likely to be influenced
by avariety of factors, which could be both postively and negetively corrdated with decison
meking processes. For example, consultants may be used asaresult of lack of expertisein one or
more of the identified techniques and therefore negatively corrdated with those factors, (negative
corrdaions were in fact observed but only at the 10% sgnificance leve).

Thereault of the andyds was that the new M6 total varidble again did not show asgnificant
relationship with the M8k responsg, but was highly correlated with RS,

It was apparent that question M8k was sgnificantly out of step with other questions on decison
making processes, which were displaying the expected conastency of response. An examination
of the digtribution of responses to question M8k shows little variation between options 3, 4 and 5.
This may indicate a prablem with the wording of the question. This proposition is dso supported
by the lack of expected correlation between question M8k and other performance variables, as
reported later in this paper.

Use of RS as the performance varigble was theoretically more defensible then use of the
“cdculated” M6 fotal variable, asthe use of property-by-property accounting methods was
specificdly identified as a“dimengon of performance’ by Vede (1989). Further weight was lent
to this decison by sgnificant corrdlations between R51 and four of the seven M6 sub-questions,
aswedl asthe highly sgnificant corrdaion with the new M6 total combined varigble.
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Asareslt of the bove andyss the reponse to question RSl — Accounting information being
available on individual properties Was chosen as the best variable to holigticaly represent
corporate red estate information and decison making processes.

Analysis Step 2 — Checking for Previously Observed Correlations

The next gep was to determineif individud respondents exhibited strong correlations across
questions dedling with different aspects of CREAM performance as found by previous research
(Vede 1988 1989, Pittman and Parker 1989).

HYPOTHESIS (ii)
No statistically significant correlation exists between any of the variables reflecting
different CREAM performance factors or dimensions of performance established by

earlier research.

The tests used were asfollows
For combinations of binary with ordina variables— Mann Whitney U — Wilcoxon Rank Sum W
For combinations of two ordind variadles— Spearman Correation Co- efficents.

Table 1 below shows the results for associations between each of the seven performance
vaiablesidentified asaresult of dage 1. Satidicaly sgnificant results are highlighted.

Table 1 Associations Between CREAM Performance Variables

p values MICREUN R5h Cashiow CI&CZa Report C3a Stat Plan  Msa Atitude  TIDMIS
(MICREURE — [#
R5h Cashflow?
C1&C2a Report’
C3a Strat Plan*
M8a Attitude®
11b MIS®
M8k Decisions’

Cells highlighted show relationships significant at the 5% level

0.128

1 M1 CRE unit = Existence of a separate corporate real estate unit

2 R5k Cashflow = Cash flow contribution by the corporate real estate unit

3 C1& C2a Report = Combined reporting level and frequency of liaison

4 C3aStrat Plan = Existence of written CRE strategic plan

® M8a Attitude = CRE considered not important to organization

®11b MIS = the overall performance of current MIS system

" M8k Decisions = Availability of information and methods for evaluating CRE
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Sgnificant associaions exis for most combinatiors of variablesin Table 1, supporting earlier
research findings and giving confidence to the theory thet the identified variables may be adleto

be condensed into a Sngle measure of CREAM performance. As aresult Hypothesis (i) can be
rejected with confidence. However, the corrdations for variables reflecting reporting
level/frequency (Report) and information availability/decision-making methods (M8K) were not
S0 srong, and so investigation into these variables was carried further.

It was congdered that the 17 leve categorization of the report variddle rdaiveto thefive or Sx
categories used for many of the other variables might be respongble for the lack of corrdation. It
was dso noted thet using 17 levels the digtribution was very heavily skeved towards the lower
end of the scdle —again the result of smdl organizationd szein New Zedand and thus dlose
relationships exising with the CEO.

To address these problems a new variable was created by combining categories to reduce 17

levelsto 6. The same andyss was then carried out using the new Combined Report vaiadle
ingtead of the origind Report varidble. A comparison of the results (p-vaues) is shown below.

Table 2 Report and Combined Report Results Comparison

P values MICREuUnt R5h Cashilow C3a Strat Plan MBa Afiitude 1IbMIS  MBK Decisions M6 Total Rol
Accounting

0317 029
0574 0148

&CZa Repo
Combined Report

Although many of the resultsimproved dightly, the differences were not large and hdf the
performance variables sill showed no Sgnificant relaionship with Combined Report - the same
result asfor the Report variable.

It was conduded thet due to organizations having few levelsin New Zedand, and corporae red
estate people reporting at higher levels as areault, the reporting leve factor in CREAM
performance may be rdatively indggnificant here compared to oversess research. Therefore, inthe
interests of amplicity, reporting leve/frequency could potentidly be excluded from the modd of
CREAM performance in New Zedland. This aspect will be consdered further in the factor

andyss stage of thisresearch.
12



A prdiminary assessment was made egrlier that RSl - Accounting information available on
individual properties may be abetter information/decison making process varigbleto indudein

the performance modd than either M8k -Availability of info/ methods for evaluating CRE or the

combined variable M6 total. In order to further test this choice corrdaions were cdculaed
between dl the other components of the performance modd and these three decision-meking
vaiadles

The results are shown below and indicate thet RS - Accounting information available on
individual properties ishighly corrdaed with the other Sx performance varidbles M6 Total is
dightly worse, but both are Sgnificantly better than M8k —Insufficient info/methods for CREAM,
again supporting the rgection of this variable as a gnificant performance factor.

Table 3 Associations Between Decision Making Variables
and Other Performance Variables

MICRE R5h Cashiflow CI&CZa C3a Strat MBa [Ib MIS Mok
Report Plan Attitude Decisions

M6 Total
M8k Decisions 631 ] 0317
Cells highlighted show refafionships significant at the 5% level

As RSl had the stronger associations and it was theoreticaly more judtifidble to use this resuilt
than the cdculated varigble M6 totd, afind decison was arrived a to usethe RSl Accounting
information available on individual properties realts for evduating CREAM in the find modd
of CREAM performance.

Analysis Step 3 — Applying Factor Analysis to the Data

The lagt Sage wasto goply principa components analyssin an atempt to distil the previoudy
identified variables representing “factors’ and “dimensions of performance” down to asngle
composite relative performance measure for CREAM. The null hypothesis reflecting this process
IS stated below.

13



HYPOTHESIS (Gii)
No single factor measure can be derived that adequately represents the combination of
multiple CREAM performance factors or dimensions of performance established by

earlier research.

The seven vaiables liged below were firgt ranked and then subject to principd components

andyss.

C3ASPLA = Existence of written CRE strategic plan

COMBREP = Combined reporting level and frequency of liaison
11BMIS = Theoverall performance of current MIS system

MIUNIT = Existence of a separate corporate real estate unit
MBATTUD = CRE considered not important to organization

R5HCHL.O = Cash flow contribution by the corporate real estate unit
R5LACIN = Accounting information available on individual properties
The results are shown below

Factor Analysis 1
Pairwise deletion of cases with missing values
Extraction 1foranaysis 1, Principal Components Analysis (PC)

Initial Statistics:

Variable Communality Factor Eigenvalue %of Variation Cumulative %
C3ASPLA 1.00000 1 245772 351 >l
COMBREP 1.00000 2 1.00637 144 405
11BMIS 1.00000 3 .95082 137 632
MIUNIT 1.00000 4 .79381 113 745
M8ATTUD 1.00000 5 67507 9.6 842
RSHCH.O 1.00000 6 57700 82 R4
R5LACIN 1.00000 7 53021 7.6 100.0

PC extracted 2factors.

Factor Matrix:

Factor 1 Factor 2
MIUNIT 70512 .21076
C3ASPLA 69044 03601
11BMIS 61572 -.09977
R5LACIN 56312 -.07656
R5HCH.O 54176 -40191
M8ATTUD 53642 -.39380
COMBREP 45426 79261
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Final Statistics:

Variable Communality Factor Eigenvalue %of Variation Cumulative %

C3ASPLA A7800 1 245772 351 351
COMBREP 83458 2 1.00637 144 495
11BMIS .38906
MIUNIT 54161
MS8ATTUD 44283
R5HCH.O 45503
R5LACIN 32297

Skipping rotation 1for extraction 1linanalysis 1

It can be seen that two factors were extracted but the relative cortribution of each of the seven
varigbles to the two factors was very different. For Factor 1 the contribution of dl varidblesis
relaively even, but for Factor 2 the contribution is primarily from COMBREP (Combined
Report).

Factor 1 explained 35.1% of variation and Factor 2 14.4% of variation.

Note that the Combined Report (COMBREP) variable was a0 associaed with inconsstent
resultsin the corrdation andlys's section of this study, possibly due to the highly skewed
digribution of the data. This Skewness reflects the amdl number of levdstypicd in New Zedand
organizations and it was proposed thet in a New Zedland context, reporting level might be a
reldivey inggnificant factor in CREAM performance.

Theresults of theinitid factor andlyss seem to confirm the above propogtion, with the
Combined Report varidble again sgnificantly out of gep. Asafurther check the andysswasre-
run with the Combined Report variable ddeted. The results are shown below.



Factor Analysis 2
Pairwise deletion of cases with missing values
Extraction 1for anaysis 2, Principal Components Analysis (PC)

Initial Statistics:

Variable Communality Factor Eigenvalue %of Variation Cumulative %
C3ASPLA 1.00000 1 2.32635 388 388
11BMIS 1.00000 2 .96008 160 54.8
MIUNIT 1.00000 3 .719976 133 68.1
M8ATTUD 1.00000 4 .70263 117 79.8
RSHCH.O 1.00000 5 65312 109 90.7
R5LACIN 1.00000 6 55805 93 100.0

PC extracted 1factors.

Factor Matrix:

Factor 1
C3ASPLA 68965
MIUNIT .68571
11BMIS 62768
RSHCHLO 58286
MSATTUD 57547
R5LACIN 56183

Final Statistics:

Variable Communality Factor Eigenvalue %of Variation Cumulative %
C3ASPLA A7561 * 1 2.32635 388 38.8
11BMIS .39398 *

MIUNIT A7020 *

M8ATTUD 33117 *

RSHCHLO 33972 *

R5LACIN 31565 *

Skipping rotation 1for extraction linanalysis 1

Thisandydswith 9x variadles shows a muchimproved result, with only one factor extracted and
the contribution from dl variables quite even. The one factor accounted for 39% of the variation.

Inlight of the above result, the earlier lack of expected corrdation with other varigbles, and the
Characteridtics of the response digtribution as shown in the descriptive Satistics, it was decided
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that in aNew Zedand context, reporting level was afactor or dimenson of performance of
reldivey minor sgnificance in the assessment of the performance levd of CREAM.

As a result Hypothesis (iii) was rejected and a model of CREAM performance including the

following six variables adopted.

1C3A Existence of a strategic plan for corporate real estate

2M1 Existence of a separate corporate real estate unit

311B High performing corporate real estate management information system
4 R5H Contribution of cash flow from corporate real estate assets

5M8A Corporate real estate considered important to the organization

6 R5L Accounting information available on individual properties

Inputting these variables into factor andys's gpplied to the 193 survey responsesresulted ina
sngle factor score representing overdl CREAM performance being associated with each of the
respondent organizations. Thiswill facilitate the future investigation of anumber of issues rdated
to CREAM performance.

Conclusion

There was generdly a high degree of consstency of response amongst organizations to the
multiple questions addressing individua CREAM peformance issues. This meant thet responses
from asngle “best” question could be relied upon for indusion in the CREAM performance
modd greetly amplifying its derivation and gpplication. Also, the modd arrived a neetly
encgpsulated mogt of the factors/dimensions of performance identified by earlier researchers
Any inconggencies in response were investigated further, and feasible explanations for such
results arrived a. Asaresult Hypothes's (i) was rejected.

Asfound in earlier dudies, datidicaly sgnificant correlations were observed amongs dmost dl
of theindividud performance varidbles. Asaresult Hypothess (i) was rejected.
17



This means thet while no single variable can be sad to definitively indicate an organizations
CREAM performance, asmal group of variables tend to occur together and provide a strong
indication of performance. Thislent further support to the concept of deriving from survey dataa
sngle composite performance factor reflective of the overdl CREAM performance of each
urveyed organization.

Asafind gep, factor analyss was gpplied and was successtul in extracting asingle factor
representing the combined impact of Six of the seven factors or dimensons of CREAM
performance established by earlier research. The sngle factor that presented andlyss problemsin
this process was dso found to generate problemsin other forms of andyd's, and an adequate
explandtion for this Stuation was arrived a.

Asareault Hypothess(iii) was rgjected - asmple modd of Corporate Red Estate Asset
Management Performance had been devel oped.

Such asgngular measure of CREAM performance has not previoudy been identified and isa
sgnificant contribution, primarily in thet it facilitetes the investigetion of awide range of other
CREAM issues. Some of these issues are the subject of forthcoming papers.

Limitations and Further Research

A limitation of this research was thet it was based on findings and techniques derived from the
limited range of previous studies carried out in the corporate red estate fidd. If a broader range
of literature from the generd management area was reviewed, in particular in respect of srategic
planning, decisonmaking and performance measurement, it islikely thet other performance
models that could equaly be gpplied would be identified.

CREAM isardaively new area of sudy and, combined with the lack of professona
qudifications of survey respordents, awide rangein the level of understanding of concepts and
terminology was likely. This may have impacted on the responses.
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Aswith dl surveys of this kind, the results depend on the respondent accurately and honestly
reporting and interpreting the Situation under sudy. In this case alarge number of the questions
required Satements of opinion rather than fact and, dthough important questions were cross
checked for congstency of response, it is il likely that some respondents misrepresented the
gtuation goplying in ther organization for avariety of reasons. In addition, asonly asngle
individua within each organization was surveyed, their opinion of corporate issues may differ
from thet of others, and adistorted picture resuilt.

The survey was carried out only in New Zedand a aparticular point in time and the findings
may not reflect the Stuation in adifferent place and/or & a different time. The sample Sze was
relatively large and the response rate high compared to some smilar sudies, so the results should
be reasonably representative of the New Zedand Stuation. However, centrad government and
territorid loca authorities represented large sub groups with a high response rate, so an
enhancement of the research would beto compensate for this effect and seeif the results were
affected. Thereisaso potentid for non response bias, and dthough the types of organizations
not responding were Smilar to those that did, they may have held asgnificantly different set of

opinions

The development of the above modd of CREAM performance has opened up awedth of future
research opportunities. For example, the rdationship between CREAM performance and
organisationd characteridics such as. ownership structure, core business, sze of the
organisation, degree of organisationd restructuring, quaifications and responsbilities of
management, extent of outsourcing and CREAM dage of development. A number of these are
dready underway and will be the subject of forthcoming papers.

Other potentid research questionsinclude the following. Do people holding different positions
within organizations have the same perception of the factorsinfluencing CREAM performance?
Are respondent ratings of Stuationsin their own organizations accurate or is bias evident? Is
there a corrdation between an individud’ s subjective assessment of the levd of CREAM
performance in their organization and the CREAM performance measure arrived at for thet
organization using the process developed in this Sudy?
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