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Abstract	  
This is the first study within the area of rental affordability. It is an important issue to address since 
many startups and SMEs are struggling with finding suitable workspace in Stockholm. This study 
contributes to a better understanding of different aspects of affordability. Moreover the aim is to 
enhance the understanding of different perspectives of rental affordability for these companies when 
choosing office space.  

When defining rental affordability it has to be a relative concept within a certain context since it 
includes the perspective of both tenants´ preferences and market related factors.  The proposed 
definition of affordability solutions is based on theory and empiricism, which are found through a 
literature review and a qualitative method. Since there is lack of consistency in research papers of the 
definition of affordability, and no previous definition of affordable solutions within this context is 
found, this method could define what factors affecting tenants when choosing office space.  

The qualitative method together with a literature review resulted in a pre-study, which was supposed 
to combine different aspects of affordability and further suggest how to construct a rental affordability 
index. Methodological triangulation increases the originality of this report, since the approach 
involves three aspects, which together highlight what dimensions should be evaluated when 
constructing an affordability index. 

A number of benefits from affordability solutions for startups and SMEs are presented in the results. 
Affordability solutions are intangible factors, which in several ways benefit property owners, tenants 
and society.  

However the office market is changing and tenants do not have the same preferences as before. Thus, 
it could be asked whether the recent office trend is just a trend or if it is here to stay. This report	  
provides a starting point for such discussion, which is also proposed to consider when constructing a 
rental affordability index in further studies. 	  
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Sammanfattning	  
Denna masteruppsats är den första av sitt slag inom området för rental affordability. Det är av stor vikt 
att framhäva den problematik som är kopplat till den rådande situationen för många startups och små- 
till medelstora företag, vilka kämpar för att hitta lämplig kontorsplatser i Stockholm. Denna studie 
bidrar till en bättre förståelse för vilka aspekter som karaktäriserar rental affordability. Dessutom är 
målet att öka förståelsen för olika perspektiv av begreppet när det sätts i dess sammanhang. 

Vid en definition av rental affordability, bör hänsyn tas till sammanhanget vilket inkluderar både 
hyresgästers nuvarande preferenser samt rådande marknadsrelaterade faktorer. Den föreslagna 
definitionen av lösningar som hyresgäster har råd med, affordable solutions, baseras på hyresgästernas 
preferenser, vilka kartläggs genom kvalitativa intervjuer och teori. 

Med hänsyn till att en enhetlig definition saknas i tidigare forskning och att ingen tidigare definition 
finns inom kontexten för denna rapport, så kan den valda metoden användas för att definiera vilka 
immateriella faktorer som påverkar hyresgästerna när de väljer kontorslokaler. 

Den kvalitativa metoden tillsammans med en litteraturgranskning resulterade i en förstudie som 
kombinerar olika aspekter av affordability och vidare föreslås hur ett affordability index kan 
konstrueras. En metodologisk ansats i form av triangulering ökar originaliteten av denna rapport, 
eftersom tre aspekter tillsammans lyfter fram vilka dimensioner som bör utvärderas när ett 
affordability index konstrueras. 

Ett antal fördelar från affordability solutions för startups och små- till medelstora företag kan påvisas i 
resultaten. Ett flertal faktorer är framträdande och kan på flera sätt gagna fastighetsägare, hyresgäster 
och samhället. 

Emellertid så förändras kontorsmarknaden och hyresgäster har inte samma preferenser som tidigare. 
Således kan det diskuteras om den rådande kontorsutvecklingen bara är en trend eller om den är här 
för att stanna, vilket bör tas hänsyn till i vidare studier där ett affordability index konstrueras i enlighet 
med förstudien. 
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1 Introduction	  
Is there a way to combine Stockholm’s large amount of small and medium-sized enterprises and its 
growing startup community with increasing rent levels and limited amount of vacant spaces? The 
office rents in Stockholm have increased with 40 per cent since 2010 and startups and small growing 
companies are expressing the struggle in finding workspace in a central location. In addition to this 
they are also fighting a battle with property owners that aren’t as open minded when it comes to 
accepting tenants with limited payment ability (Ekström, 2016). The aforementioned question is 
difficult to answer without looking at possible affordability solutions and market views.  

This is the first study within the area of rental affordability. It is an important issue to address since 
many startups are struggling with finding suitable workspace in Stockholm. Simultaneously small and 
medium-sized enterprises account for more than half of the industry’s contribution to Sweden’s GDP 
and they represent the overwhelming part of the companies in Sweden. Signs of relocating in other 
countries have been observed, which in the long run may contribute to a decrease of Sweden’s GDP. 

The originality in this master thesis created an opportunity to be creative and accentuate the empirical 
result from representatives in the market. This study contributes to a better understanding of what 
aspects affordability characterize. Furthermore it provides one possible solution on how to evaluate 
rental affordability by showing how to construct an index based on tenant’s preferences.  

Lack of data and the market’s increased awareness of the three dimensions of sustainability 
(environmental, economic and social) and sharing economy formed the foundation for this study. This 
master thesis is the first study with the aim of identifying a way to combine the desired flexibility from 
SMEs and startups, and at the same time meet the property owners’ return requirements.  

1.1 Purpose	  
The purpose of this master thesis is to analyse and discuss office rental affordability solutions and how 
they could affect the current situation for startups and SMEs in Stockholm. Moreover, the aim is to 
enhance the understanding of different perspectives of rental affordability for these companies when 
choosing office space. Furthermore, a proposal of how to combine those aspects is made and one 
possible solution on how to measure affordability is presented.  

1.2 Research	  Questions	  
The main focus of the report is to highlight the characteristics of the current office market for startups 
and SMEs in Stockholm regarding rental affordability challenges and solutions. In order to determine 
what dimension of affordability should be evaluated and further how to measure affordability, the 
study, which is followed by a pre-study, emphasizes the following questions:  

● Why is it important to develop rental affordability? 
● What new affordability solutions can be found and what are their characteristics?  
● How could rental affordability be measured by constructing an index based on preferences? 
● What other factors may influence the office market for SMEs? 

1.3 Limitations	  
The study will be limited in order to improve the quality of the research. The thesis will focus on 
startups and SMEs in different segments of the industry, all located in A locations of Stockholm (See 
figure 1). A locations are considered as second most attractive and requested areas for office space 
after CBD. Consequently the geographical limit is set according to the rent office levels with 
consideration to vacancy level and yields requirements.  
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Figure	  1.	  A locations defined by Newsec (Datscha, 2017). 

1.4 Disposition	  
Chapter 1. Introduction 

The opening chapter will provide the reader with a compelling introduction to the chosen subject. It 
also contains a description of the purpose, problem formulation, research questions and limitations. 

Chapter 2. Background 

Describes the commercial property market in Stockholm in terms of leasing, rent and vacancy levels.  

Chapter 3. Theoretical framework 

The chapter supplies a theoretical framework of small and medium-sized enterprises, real estate 
cycles, vacancy theory, sharing economy, the current office market and other possible impacts. 

Chapter 4. Method 

The sequent section presents the research method including a description of the interviews and 
interviewees in addition to a presentation of one solution on how to measure affordability. 

Chapter 5. Empirical findings 

This part includes the empirical results from the performed interviews and the survey. It also contains 
a summary and comparison of the main findings. 

Chapter 6. Discussion 

This section supplies a detailed analysis and discussion of the results from the empirical study, the 
suggested method and the theoretical framework. 

Chapter 7 Conclusions and recommendations  

This chapter concludes the results and data from the study and provides recommendations regarding 
policies and further studies. 	    
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2 Background	  
This chapter describes the commercial property market in Stockholm in terms of leasing, rent and 
vacancy levels. The market for commercial properties and offices is constantly changing.  

2.1 Stockholm	  commercial	  property	  market	  
The market for commercial properties in Stockholm can be summarized and described as a market 
with low supply and high demand. The increasing demand has resulted in an all-time low vacancy rate 
in Stockholm and CBD. Furthermore, low interest rates, a favourable credit market and a large 
international interest in investing and establishing in the Nordic countries characterize the market. The 
increasing rent level in combination with low vacancy and new construction in relation to demand 
indicates a continued pressure on the market (Rosengren, 2017). 

The office market is changing, mainly because of the tenants’ preferences. The future office is 
expected to be more than just a space for work. Rosengren (2017) predicts an increased demand of the 
use and that the future office will be defined by flexibility when it comes to physical design, terms & 
conditions, local services and new concepts. The office tenants who occupy these new offices will no 
longer be defined as tenants, as of today they are currently regarded as clients and in the future 
possibly considered as guests (PWC, 2016).  

2.2 Leasing	  of	  offices	  in	  Stockholm	  
Every year, JLL (2017) releases the Nordic City Report that shows trends and development in the real 
estate market within the Nordic countries. The report presents the development of rents- and vacancy 
levels in addition to transactions and the perspective of tenants. 

Prime rents in Central Business District is assessed to 6 200 SEK per square meter and the vacancy 
rate in Stockholm is at a level of 7.4 per cent (JLL, 2017). This thesis is mainly focused on A locations 
where rent levels and vacancy rates differ from CBD. Market information regarding rent levels and 
vacancy rates can be found in table 1 and 2. 

Table	  1.	  Rent levels Stockholm A locations (Datscha, 2017).	  

Rent	  levels	  (SEK/SQM)	   	  
Location	   Low	   Average	   High	  
A	  Norrmalm	   3	  100	   3	  500	   3	  800	  
A	  Östermalm	   3	  250	   3	  700	   4	  100	  
A	  Kungsholmen	   2	  800	   3	  300	   3	  700	  
A	  Gamla	  Stan	   2	  900	   3	  400	   3	  900	  
A	  Södermalm	   3	  000	   3	  400	   3	  700	  
	  

Table	  2.	  Vacancy rate Stockholm A locations (Datscha, 2017).	  

Vacancy	  rate	  (%)	  
Location	   Current	   Long-‐term	  
A	  Norrmalm	   4	   5	  
A	  Östermalm	   1	   4	  
A	  Kungsholmen	   3	   4	  
A	  Gamla	  Stan	   4	   4	  

A	  Södermalm	   4	   4	  
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Another indication of a strong market is the transaction volume, which reached a new record level in 
Stockholm. Signs of strong demand from new lets could also be observed as it was measured to almost 
500 000 square meters (JLL, 2017). 

This raises the question about affordable rent levels and also shows the importance of talking about 
affordability in the office market.  
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3 Theoretical	  Framework	  
The chapter supplies a theoretical framework of small and medium-sized enterprises, real estate 
cycles, vacancy theory, sharing economy, current office market and other possible impacts. 

3.1 Rental	  affordability	  
The term rental affordability is mostly referred to as housing affordability, which is commonly 
calculated as the ratio of maximum acceptable housing cost to household income. This ratio could be 
measured in several ways, although this approach indicates if the household can afford its current 
homeownership. The ratio is acceptable if the result is about 25% - 30 % dependent on the household 
type (Stone, 2006). According to a recent global study from López-Alcalá (2016) housing 
affordability is defined with consideration to a wide range of factors that reflect the country and city-
specific economic conditions. The definition contains “housing costs not exceeding 40% of the annual 
median disposable income per household”.	  

The rental affordability approach is instead applicable to housing affordability where a given type of 
households pays rents mostly involving people only seeking for a home to live in. If the rent is higher 
than “25 % of the tenants´ household” income it is not considered as affordable. If the rental 
affordability approach is applied to the commercial real estate market it is an impression of a very 
vague dividing line between what is affordable and not. LaVecchia & Mitchell (2016) suggests a 
“rough rule of-thumb” for this dividing line, which means “that rent and other occupancy costs should 
total less than ten per cent of a business’s gross sales”. 

Affordability could be describes as either an indicator or a standard similar to the ratio measurement 
aforementioned.  The indicator approach measures the relation between the factors included while the 
standard refers to the percentage value as an indicator for affordability, which should be exceeded. 
Thus affordability (e.g. housing affordability) measured as “rule of thumb about the per cent of 
income to be devoted to housing can be extremely misleading in individual cases” (Baer 1976; Stone, 
2006). It might be misleading to state whether the costs are affordable or not since what is actually 
paid is not always correlated to what is affordable. Rather the amount of money paid (here for 
housing) depends on the economic and social environments. To be able to define affordability as a 
standard objectively measured it must consist of an “independent logical or theoretical basis” which 
could measure the actual conditions (of the households). As exemplified in research based on housing 
affordability, the measurement of affordability should be based within a specific framework (Stone, 
2006).  

Affordable office space involves a wide set of factors that could explain the extent to which the office 
is affordable to the tenant. The costs in relation to the amount the tenant is able to pay could be 
measured through a ratio similar to what is used in housing affordability. However the costs in relation 
to what an enterprise could afford to pay are not always predictable since it depends on factors that 
affect the particular business and current market conditions. The situation of rising costs of 
commercial space and low vacancy rates make it difficult to find office space suitable for tenant space 
requirement. The situation of small businesses involves a great variance of financial and 
environmental pressure since each individual business is facing different challenges and has different 
conditions for continuing their business (Murray, 2016). 

Affordability is hard to define since it is a relative concept, thus when measuring rental affordability 
for startups and SMEs it would preferably be in relation to something. The ratio approach would be 
left out in favour of finding another form of measurement built upon a context for affordability 
and affordability solutions. Instead of only focusing on the rental costs and the turnover rate of the 
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enterprises, a proposed definition of affordability is based on tenants´ preferences. Rental affordability 
solutions are intangible factors such as mobility and flexibility and affordability for startups and SMEs 
is stated as the preferences relative market related factors or as relative to other A locations. For 
instance, preference of a smaller office space could be preferred in favour of a more central location. 

3.2 Startups	  and	  SMEs	  
The interest in startups and small and medium-sized enterprises (SMEs) has increased over the past 
decade, due to the key role they have played in national economies across the world. Even though the 
situation is beneficial for them, they are also struggling with several factors such as high costs and 
creditworthiness.  When talking about startups and SMEs they may look similar with consideration to 
the entrepreneurial base and the number of employees, although they have different business models 
and intentions.  

Steve Blank (2010) entrepreneur and academician from Silicon Valley created one of the most used 
definitions of a startup: “A startup is a temporary organization used to search for a repeatable and 
scalable business model”. Research about startups is limited, thus it could be difficult to find a specific 
definition with accordance to the literature review (Giardino et. al. 2016).  

However the definitions of these factors are not the main focus for this thesis, instead it is focused on 
the challenges these types of companies (startups and SMEs) are facing.  

SMEs constitute 99 per cent of all registered businesses in the EU. The European Commission (2017) 
has established a definition based on staff headcount and turnover or balance sheet total. The 
definitions are presented in table 4.  

Table	  3.	  Definition of SME (European Commission, 2017).	  

Company	  category	   Staff	  headcount	   Turnover	   Balance	  sheet	  total	  
Medium-‐sized	   <	  250	   ≤ € 50 m	   ≤ € 43 m	  
Small	   <	  50	   ≤ € 10 m	   ≤ € 10 m	  
Micro	   <	  10	   ≤ € 2 m	   ≤ € 2 m	  

3.2.1 International	  perspective	  
As previously mentioned, SMEs constitute 99 per cent of enterprises in Sweden and account for about 
48 per cent of GDP and 60 per cent of total employment (OECD, 2017).  According to a recent report 
about affordability in the global real estate industry (López-Alcalá, 2016) the SMEs´ median 
contribution to a country's GDP is approximately 50 per cent and the median share of employment is 
close to 66 per cent.  Although in developed markets such as Sweden the SMEs’ contribution to 
national GDP is below regional median level. Thus, SMEs in developed markets generally have a 
higher association to competitive business environment (López-Alcalá, 2016).  

Small and medium-sized companies are affected by changes in the global economy but they seem to 
be mostly affected by risk factors associated with the finance climate. The competitiveness and 
performance of SMEs are dependent on access to finance and favourable market conditions for the 
specific niche market (Worldbank, 2017). Many startups and SMEs also struggle with high costs from 
rents. As part of recent global examples one has stated the rental costs as the fourth major issue (31% 
of the SME leaders) among SMEs in 2014 (DP Information Group, 2014).  

The situation for SMEs could be challenging with consideration to several factors causing commercial 
rents to rise to unaffordable levels. A report (LaVecchia & Mitchell, 2016) examines what could be 
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potential reasons for this development in many U.S. cities: 

● Global surplus of capital seeking returns in commercial real estate in urban areas, which 
leads to higher prices. 

● The popularity of urban areas has increased driving up demand for small storefront space. 
● Increased demand from national chains that are expected to expand the office space due to 

pressure from shareholders.  
● Older urban buildings redeveloped lack to provide small office space suitable for local 

entrepreneurs.  
● Price discrimination in commercial real estate financing give national companies advantages 

over independent business. 
 

The current market situation following conditions from the global economic recovery, are relatively 
favourable for SMEs´ access to finance, as they also are more reliant on bank financing. The “variance 
in profitability, survival and growth” is greater for small compared to large enterprises.  Thus SMEs 
are more vulnerable to cyclical fluctuations and downturns in economic cycles. Some SMEs seem to 
have difficulties to access credit despite low interest rates, mostly affected by “risk aversion of the 
financial industry, and especially subdued demand along with insufficient investment alternatives. By 
adding equity financing to this debt financing the SME would have a greater chance to raise debt 
when market conditions are attractive (OECD, 2017).  

3.2.2 National	  focus	  
Efforts to provide financing instrument for SMEs have appeared as a response to SMEs with a weak 
capital structure struggling to access finance. In Sweden a new policy development was proposed by 
the Swedish parliament in June 2016. The purpose of the policy is to increase the possibilities for 
SMEs in developing stages by public financing through privately managed venture capital funds. The 
government has established the joint venture company Saminvest AB, which is planned to operate in 
2017 (OECD, 2017).  

However a survey about the business environment and current situation of SMEs by the Swedish 
Agency for Economic and Regional Growth (Tillväxtverket) and Statistics Sweden, found other 
factors more prominent of hindering SMEs to growth (European Foundation for the Improvement of 
Living and Working Conditions, 2012). The access to loan, credits and equity capital were not 
experienced as important as other factors by the responding SMEs. Although the effect from the 
obstacles for growth were dependent on the size of the SME, where companies with 50-249 
employees predominantly was struggling with “Inter-company competition”. Small companies with 
10-49 employees found it difficult to find skilled labour. Although they had an eagerness to grow they 
also had the highest proportion of obstacles to growth. The smallest companies with 0-9 employees 
instead found the lack of time as the most influencing factor as obstacle for growth. The survey 
showed a similar result in city regions and more rural regions of Sweden but the experience of 
obstacles to growth was greater in the “Very remote rural regions”.  

As the current global market situation overall is favourable for SMEs it is also encouraging aggregate 
economic growth, even if the conditions of SMEs are more challenging compared to large enterprises. 
Small and medium-sized companies are more reliant on the current situation of the commercial 
property market including real estate cycles and vacancy levels. 	  
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3.3 The	  commercial	  property	  market	  

3.3.1 The	  cyclical	  market	  of	  commercial	  real	  estate	  
Real estate cycles could be seen as randomly controlled process caused by economic occurrence, 
where the cyclicality appear in the absence of irrational forecasts from analysts. Two patterns 
originated from these economic occurrences: firstly over and under constructions as a response to a 
positive or negative demand shock leading to a change in production before it goes back to steady 
state. Secondly, fluctuations as the real estate stock will repeatedly pass through stable state as a 
response to a several demand shocks over time (Wheaton, 1999).  

The real estate market is an active part of the total business cycle and it varies in correlation with the 
cycle. You could recognize a great relationship between business cycles and real estate cycles, 
however there is no clear decision on which cycle’s leading the period. On one hand business cycles 
are lagging the real estate cycles, thus real estate cycle reacts in advance (Fanning, 2007). Fanning 
suggests that real estate activities precede business activities through loan and mortgages by 
accommodating demand in the short run. On the other hand Mueller (2002) in contrast implies the 
importance of time lags in determining real estate cycles as supply and demand of properties only 
balance over time. Some periods involves excess real estate demand while other periods show a 
reverse relationship. These relationships in turn result in a lower volatility of the real estate cycle 
compared to the business cycle. In the long run the real estate oversupply lower the demand generating 
price plunges and increased vacancy rate (Mueller, 2002). However it is difficult to forecast the 
cyclicality and connections between real estate and business cycles. The government intervention 
through inflation and recession might affect the relationship between the cycles as they move together 
(Geraci, 1996).  

Commercial real estate is a cyclical market, however the volatility is not always consistent since it 
depends on the type of real estate. According to a study in United States, office properties are more 
prone to inconsistent changes in real estate cycle (Wheaton, 1999). 

The changes in the real estate cycle consist of four phases (Fanning, 2007): recovery, expansion, 
oversupply and recession. The overall characteristics of the phases are described followed by a 
reflection about the situation of the landlord. The recovery period outlines a decrease in vacancy rate, 
low rental growth and lower occupancy and absorption rates. The expansion phase defines the 
optimum occupancy rate followed by an increased demand where landlords normally can choose 
tenants. While the cycle is peaking and starts to decline it is reflected in the oversupply, or in other 
words commercial real estate will peak and then decline when supply exceeds demand. This phase is 
putting pressure on landlords to offer concessions and office solutions that involves tenant 
improvements. Regardless of the phase, vacancy exists in the commercial property market. 

3.3.2 Vacancy	  theory	  for	  offices	  
Vacancy rate in the commercial property sector refers to the part of the supply that is not rented. This 
is calculated by identifying the amount of vacant space and the total available supply of workspace. 
This is used as an indicator of the balance between demand and supply on the commercial property 
market (Geltner & Miller, 2006). The unregistered vacancy in the office market could be larger than 
registered, which makes current rental rates and demand for office space not reflecting the current 
market situation (Englund et al, 2005). 

The rental market is characterized by natural vacancy, which is not observable; it needs to be 
constructed based on historical data.  Even if there is a high demand of offices, the market is never 
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fully rented. The normal percentages of commercial properties that are not occupied constitute what is 
called the natural vacancy rate, this tends to extend over a longer period. The vacancy rate tends to be 
higher in a volatile and increasing market. The commercial property market is strongly correlated to 
the real estate cycle and the actual vacancy will move cyclically (Farrelly et al., 2001). 

The theory behind the cause of natural vacancy is that there is not a perfect market. In a perfect 
market, supply and demand are equal and there would be no room for friction. Furthermore the buyers 
and sellers have complete information about the object and it would be easy to compare leases due to 
the high transparency. The rental market for offices today is not a perfect, it exists frictions and 
asymmetric information where property owners and tenants have different information. This may 
cause problems with finding the right tenant for the right lease (Farrelly et al., 2001; Löfgren et al., 
2001). 

Common to all property markets when it comes to rent level is that it increases when the actual 
vacancy level is below the natural vacancy. Correspondingly, rents go down when the actual vacancy 
is higher than the natural level (Farrelly et al., 2001). Regardless of the relationship between natural 
and actual- vacancy, the interesting and actual question is why rents increase when vacancy exist. 

What has been observed during the last years is that companies tend to look for a smaller and more 
cost efficient workspace with less room per employee. The goal is to adjust the workspace to avoid 
paying for space that is not needed or used. This in addition to environmental and social sustainability 
has led to a greater interest in sharing economy.  

3.4 Sharing	  economy	  
The sharing economy is a widespread economic phenomena also referred to as the Peer-to-Peer 
Economy among other designations. It has gained ground in the use of internet along with the rise of 
social, mobile, analytics and cloud computing, enabling the array of new opportunities for sharing 
everywhere on a global scale. The term began to rise as a response to the financial crisis in 2008 and 
could be defined as: “collaborative consumption made by the activities of sharing, exchanging, and 
rental of resources without owning the goods” (Lessig, 2008). The financial crisis brought lower 
purchasing power and reduced consumer trust to the market, thus there was a need for new business 
models to rebuild trust. According to a literature study about the sharing economy there are also 
social, economic and technological factors that contribute to the development of the phenomena (de 
Roover, 2016). As part of this change are convenient solutions from sharing assets determined by 
linkages between the consumer, the social network and electronic markets (Puschmann & Alt, 2016). 

This sharing economy gives rise to customised products where consumers can benefit from choosing 
physical or immaterial products of a certain purpose instead of settling for a “one size fits all” 
solution. Consumer behaviour involves a demand for sustainability where you find temporary 
solutions instead of self-owning, reasonable prices and environmental friendly products. Hereby the 
sharing economy evolves from a business-to-consumer perspective to also include a consumer-to-
consumer approach (Puschmann & Alt, 2016). 

A new dispute on the sharing economy also covers platforms that enables “stranger sharing” among 
people who do not know each other and belongs to different social networks (Frenchen & Schor, 
2017; Schor, 2014). Online platforms play a key role in the development where the electronic market 
involves the “app economy” (MacMillan et al. 2009; Puschmann & Alt, 2016) and benefits the users. 
The social and electronic networks endorse customers by easily accessing to those who are willing to 
share assets. Since information is at the very centre of digitalisation it also enables information about 
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the users creating a trustworthy marketplace also contributing to a less intimate sharing among 
strangers (Puschmann & Alt, 2016). 

New approaches of the sharing economy are closely connected to alternative forms of economies 
where either goods are exchanged “granting each other temporary” or the consumed goods are paid for 
(Frenchen & Schor, 2017; Frenken et al., 2015). However, the interpretation of the sharing is generally 
more about “monetary opportunism than altruism” (PWC, 2015). In recent years a number of sharing 
services such as Uber, representing the transportation sector, and short-time accommodation such as 
Airbnb have appeared on the service market. Also urban farming, shared housing and office space 
have gained ground in the presence of the sharing economy.  

What has clearly affected the private life is now starting to take place in work life where sharing 
economy is playing an important role in the development of the future office market.  

A wide range of emerging trends where shared office spaces include three models influences the 
commercial real estate industry. Firstly users can rent shared office space on a short- or long-term 
agreement; secondly the coworking concept is widely used as a membership model or thirdly a 
concept that involves a mix of the two models (Madden, 2015). The question is whether or not the 
entry of sharing economy to the office market can be considered a trend or if it should be seen as 
market development that is here to stay. 

3.5 Characteristics	  of	  the	  office	  market	  
The market for offices is constantly changing due to trends and variations in demand, demography, 
inflation etc., which affects the way of working and workplace design. The characteristics of the future 
office market are defined as characteristics of affordability solutions.  

Numerous countries are experiencing an aging workforce in combination with talent shortage. This 
has led to a challenging situation where employers are struggling to recruit the right people with the 
right experience and knowledge (HOK, 2017). Already in 2011 this workforce shortage was a well-
known by Aki (2011) to be an upcoming challenge as pronounced in technological companies. 
Historically the sector often has been referred to as one of the early adopters of the newest 
technological innovations and workstyles. Thus the first visible indicators for the demand for more 
work flexibility and sustainability was significant within those companies (Aki, 2011).  

Along with this trend of shortage of knowledge workers, the labour market has become highly 
individualised where the working force in urban areas possesses employment on a casual basis, project 
-based contracts and freelancing (Cappelli and Keller, 2013; Osnowitz, 2010). Although this 
individualism is not connected to individual thinking in traditional corporate culture, as opposite to 
values associated with coworking spaces. This flexible office solution is instead characterized by 
teamwork, collaboration and to be “part of social movement” (Frenken et al., 2015).  

As part of the largest upcoming workforce, the millennial have high expectations of work. A 
distinctive part includes the standard of workplace tech. More than 80 per cent of millennials say 
workplace tech affecting their decision to take a job. The employees are benefiting from the latest 
technology advances through life enrichment and productivity improvements (Dell, 2016).  

Companies are slowly adopting more collaborative working environments than traditional offices 
using their workplace as a tool to attract and keep top talents. A creative and dynamic office in a 
combination with flexibility for the employees to choose how, from where and when during the day 
they want to work is key to engage top talents. What has been observed is that involved employees 
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provide the company with value. These workers, also referred to as a thriving workforce, highly 
energized and engaged in creating the future (Kreamer, 2012) are emotionally invested and want to 
contribute to the development of the organization (HOK, 2017). Thus the workplace can offer space 
for collaboration, highlighting individual and organizational goals and actively include the workforce 
in decision-making (HOK, 2017).  

To be able to work from anywhere is central and mobility is highly valued by many employees. The 
use of the office has changed and in addition to the traditional desk, a lot of people work from hotel 
lounges, restaurants, airplanes and from home. Of all the workers with an assigned place, only 30-40 
per cent use them. This indicates that mobility is of interest and that organizations need to work the 
office space in a flexible way and offer different kinds of spaces (HOK, 2017).  

HOK (2017) has shown that flexibility when it comes to how, when and where boosts engagement and 
that workers with high and easy access to flexibility are both more satisfied in addition to engaged in 
the job than others that lack this access. A job today is far away from a job twenty years ago. Today’s 
world is much more complicated and a job includes a variety of tasks instead of just one. This sets 
high requirements of the design of the office since it needs to offer areas for traditional meeting 
rooms, phone booths, informal meetings areas, project rooms and individual work spaces (HOK, 
2017). Netflix could be referred to as an early example of a company, which adapted work flexibility. 
The company required a highly talented and motivated workforce as they have no vacation policy 
instead letting the employees structure their own time (Bloomberg, 2004; Aki, 2011).  

The flexible office space has become a natural consequence of the adoption of “New Ways of 
Working” (NWOW). Colliers (2016) expect this development as a result of a more mobile and 
technological skilled workforce, however the ability to adopt would depend on country and corporate 
culture (Hofstede, 2017). However, “fundamental forces” no matter where it is located would affect 
the frequency of use and forms of office space. Market fundamentals and increasing costs for office 
space have led to lower space requirements and a willingness to share desks. This will further give rise 
to increased office vacancy, also when the supply is balanced.  

Another important factor that affects the workplace design is the building itself, which can impact the 
performance and overall productivity. What can hinder the effort from employees are, for instance, 
temperature, quality of the air, noise, crowdedness and lack of natural lightning. It is important to 
know that the factors that can prevent productivity also can enhance it. Lighting and acoustics are of 
importance for productivity and have a positive impact on well-being. Complicated work tasks may 
require a quiet space whilst impromptu meetings, that are important for collaboration and developing 
relationships, are more suited for areas where it won’t disturb colleagues that are working. Sound 
masking and acoustic design with materials are effective ways to reduce unwanted noise (HOK, 
2017). The occupiers´ previous requests on environmental sustainable buildings now also involve 
health and wellbeing. The traditional long-term time frame of sustainability also seems to put 
emphasis on factors that have potential to immediately affect people. Factors that play an important 
part in health are natural materials, lights and ventilations followed by the office layout (PWC, 2016).  

It is costly to design and construct buildings but this cost is vanishingly small in comparison to the 
cost of covering for workers that lack engagement and are not performing. It is therefore worth to 
invest in an office designed to provide its workers with best solutions possible. Finally, one important 
factor for a successful office is to inform and show the employees how the office is intended to be 
used. The office can be compared to complex digital software. The user will achieve the best result 
when given instructions and not without (HOK, 2017).  
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The future workplace with these functional qualities must not necessary be expensive, especially not 
for startups and SMEs. 

3.6 Other	  impacts	  on	  the	  office	  market	  
The leading companies within the startup sector has identified several factors that contribute to the 
challenge of establishing a new company or relocate within Stockholm. Apart from the fact that many 
startups struggle with finding a suitable workspace, the same companies are facing challenges 
connected to digitalisation, education and living situations. The combination of all factors is forcing 
many startups and SMEs to locate their headquarters outside of Stockholm and in some cases even 
outside of Sweden, where conditions are more favourable.  

Maria Rankka, CEO of Stockholm Chamber of Commerce, presented observations during a CoTalk at 
the architecture firm Codesign (2017). The first challenge when establishing a business in Stockholm 
is for the employees to find a place to stay. The climate in the Capital of Sweden is tough and there is 
not a large market for rental apartments or subletting of housing spaces. This creates an unbearable 
situation for people moving to Stockholm for work. Either they have to buy a condominium, which is 
not as easy as it sounds; especially not for young people that often are recruited for startups. They 
have not had the time to establish the economy that is needed to buy an apartment. 

Furthermore, Rankka explains that Stockholm is easy to compare with other big cities such as London, 
New York and Singapore and see that there are large differences in the housing market. These 
differences are mostly observable in areas such as rental control, tax regulation and framework 
regarding development of zoning plans. 

The founders of Spotify released an open letter to the population of Sweden. Common to the factors 
mentioned by Rankka (2017), Ek and Lorentzon (2016) highlighted their part of the market, which is 
tech. Most of the startups in Stockholm are active in the tech industry. The need of programmers and 
developers is huge and the industry is in serious need of new workforce. The connection between 
universities and tech companies is well established but companies like Spotify claims that this is not 
enough. Basic programming needs to be introduced already in the elementary school to prevent 
loosing young talents and to be able to meet the demand from the industry. 

The lack of educated programmers in Sweden makes it an attractive area to relocate to for people born 
outside of Sweden. The equation is unfortunately not that easy to solve. Looking at the applications 
for a work permit in Sweden indicates that the typical person with the most common job is a 
programmer from India. It is difficult to get a work permit and this in combination with the factors 
mentioned above clearly shows that growing companies, within areas where workforce is lacking, are 
faced with many challenges (Rankka, 2017). 

Additionally, Ek and Lorentzon (2016) emphasise the importance of reasonable tax regulation. The 
situation in Sweden today hinders businesses to offer employee stock options or partnerships. To 
attract the best employees with the highest talent, the companies need to be able to use tools beside 
competitive salaries, benefits and flexibility. One solution would be to involve co-workers in the 
company and give them the opportunity to take part of the success by receiving shares, something that 
is impossible today. 

It is of importance to remember that even though some of Sweden’s most successful startups started 
off in temporary workspaces in someone’s basement, not all do. Management professor Exequiel 
Hernandez is quoted in an article in Forbes (2015): 
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Startup and tech hubs don’t emerge in a vacuum. Even though we hail the young startups, 
they usually feed on the presence of large and established organizations that provide the 
technology and human talent required for the next big thing. 

Stockholm Chamber of Commerce has together with the incubator Stockholm Innovation & Growth 
initiated a programme called “Team up with Startups”. The purpose of the initiative is to create a 
platform where established big companies and Startups can meet and share knowledge (Stockholm 
Chamber of Commerce, 2015). The Startups can share their passion and innovative thinking in 
exchange for the big companies’ experience and, sometimes, financial support. 

The Gross Domestic Product measures the total economic activity over a period of time for a year. In 
other words, the market value of total consumption of goods and services, gross investment and export 
minus import. 50 per cent of Sweden’s GDP comes from export, which makes it strongly connected to 
infrastructure and transportation. Similar situations take place in other parts of Europe, such as, 
Amsterdam. The connection between businesses and transportation has created opportunity for the 
Capital to develop business clusters in other parts of the city and not just focus on A locations and 
financial district. This has led to a city growth and many companies, national and international, have 
located their headquarters close to Schipol Airport. An observation of rent levels shows that rents are 
higher in connection to Schipol than in the city centre (Rankka, 2017).  

Stockholm is the producer of seven unicorns, startup companies valued at more than one billion US 
dollars (Veckans affärer, 2016). Some of them, Spotify and Klarna, are continued privately held but 
American Blue chip companies such as Microsoft Corporation and Ebay acquired other startups like 
Mojang and Skype. As previously mentioned, Sweden’s economic growth is supported by SMEs. This 
pattern of moving a business to a different location in addition to shutting down Swedish offices 
(Carlsson, 2017) will hinder the development of Sweden’s GDP.	   	  
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4 Methods	  
The sequent section presents the research method including a description of the interviews and 
interviewees in addition to a presentation of one solution on how to measure affordability. The 
methods used are qualitative interviews and literature review and together they underlie the definition 
of affordability and the identification of affordable solutions. Further these dimensions of affordability 
lay the foundation for a pre-study, which is intended to suggest how to measure a rental affordability 
index for SMEs. Each method is presented through a brief theoretical framework followed by the 
implementations of them.  

4.1 Qualitative	  method	  
The qualitative method covers nine interviews with key informants in the real estate sector. 
Information about the interview structure, data processing, the interviewees and the sampling method 
is presented as follows.  

4.1.1 Interviews	  
The interviews were conducted in face-to-face meeting with the interviewee. The interviews were 
performed using the model of semi-structured questions since they are part of methodological 
triangulation according to Denzins (2009).  

The design of the questions could work as a substructure for the interview, but could be changed 
during the session. Prior to the interviews, the questions were formulated with the support of theory 
and organised in an appropriate way. Follow up questions were used and sometimes the interviewee 
was asked to give a more detailed answer. Simple management tools were used to guide the 
interviewee and avoid drifting too far away from the topic.  

4.1.1.1 Data	  processing	  
The interviews were recorded digitally and subsequently transcribed into a written format. In addition 
to the recordings, notes were also taken in order to summarize what was considered the most 
interesting in the interview as well as to facilitate the formulation of follow up questions during the 
interview. 

4.1.1.2 Interviewees	  	  
The interviewees are all connected to the commercial property market in Stockholm. Given the 
qualitative method, the interviewees were selected from different market fields: property owners, 
representatives of the two aforementioned, a representative of a professional analysis and advisory 
company within the Nordic property market and furthermore a tenant and a company, offering flexible 
office solutions. The aspiration was to find a diversified sample that represented the office market and 
trends. Or in other words, to find the greatest possible variation of the observed field and to obtain a 
qualitative in depth understanding (Höst et al., 2006). Further information about the interviewees is 
found in Appendix A.  

4.1.1.3 	  Sampling	  method	  	  
The technique for locating key informants in the office market is partly snowball sampling and partly 
by randomly choosing among the largest property owners available for the interviews. The snowball 
sampling is designed to identify people with particular knowledge, skills or characteristics that are 
needed (Patton, 1990). The technique is used in this study due to the lack of previous studies within 
the specific field but mostly due to the purpose of selecting a sample representative for today's office 
market.   
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In some cases the choice of interviewees might cause some biases such as risk for homogeneity, 
because interviewees have a tendency to know or recommend other interviewees with the same 
opinion or knowledge as themselves. There might also be a risk of bias due to the fact that many 
interviewees might have a subjective perspective since they all are part of the same industry. Thus, the 
need for expertise within the field and with consideration to the snowball sampling method, the 
spectrum of representatives was limited.  Having those biases in mind during the interviews, answers 
that were similar to each other were asked to be enriched by the interviewees.  

4.2 Literature	  review	  
The literature review constituting the theoretical framework features perspectives of affordability for 
SMEs when choosing office space but also current trends and economic conditions underpinning the 
commercial property market. The theoretical framework is supposed to be complementary to the 
qualitative and quantitative method also forming the basis for the rental affordability index. Data were 
collected from databases through research about office market trends with dates from the next few 
years. The databases primarily used were Google and Science Direct, but data was also collected from 
research provided by companies. Classical source criticism follows the entire essay. 

4.3 Quantitative	  method	  	  
The qualitative method and the literature review resulted in a pilot study, which was supposed to 
combine the aspects of affordability based on those previous results. The purpose of the pre-study was 
to suggest how to construct a rental affordability index in order to measure the affordability for SMEs 
in the office market.  

The quantitative method was used in the pilot study, here referred to as survey interviews, with the 
aim of mapping preferred affordability solutions of SMEs. The proposition for the construction of the 
quantitative index is made in an attempt to explain what is observed after counting and cleaning the 
data but also to encourage for further studies. All aspects of the theoretical framework and the 
qualitative research were carefully assessed before the quantitative data was collected. 

4.3.1 Survey	  
A quantitative survey was designed in order to determine the preferences regarding office space of 
approximately 100 SMEs in A locations in Stockholm. The aim of the quantitative study was to rate a 
number of items based on the classification of features in the qualitative method. The purpose of this 
method is to identify important factors that could be used when constructing the rental affordability 
index.  

4.3.1.1 Survey	  mode	  
Data was gathered using an email survey in which the respondents received an attached questionnaire, 
which they returned by email. Mail surveys are considered to be an accurate method of acquiring a 
suitable survey sample size. The questions were structured in order to offer the respondents a closed 
set of responses on the questionnaire from which to choose. To obtain the SMEs’ opinions on the 
topic, rating questions were used, which asked the respondents to explain at what degree they rate 
different affordability solutions when choosing office space. The questionnaire can be found in 
Appendix B. 

The design features of the questionnaires were short and simple in order to catch the respondent’s 
attention and make the response procedure easy. The purpose of this is to minimize the failure of 
people to respond to the survey request and answer accurately. Having this in mind, a brief 
introduction of the purpose was sent to each respondent (Bryman & Bell, 2005). Of the same reason, a 
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reminder was also sent to the respondents the following week. Furthermore the questionnaire was 
constructed in Swedish with the intention of increasing accuracy of the survey results. The instruction 
to the questionnaire had a clear message of being anonymous.  

The questionnaire design should consider possible measurement errors that can occur due to the 
specific survey mode (here email survey) and the rapid development of Internet surveys (Dillman, D. 
et al., 2009). Relevant for this survey would be to consider some of the errors referring to the decline 
in trust involving the use of Internet, the lack of Internet access and the risk of some individuals 
having multiple email addresses. However the most challenging parts would be to find the most 
desirable methods facing a wide range of preferences of the respondents (Dillman, D. et al., 2009).  

The number of answers from the survey turned out to be far from expected. In order to increase the 
number of respondents an alternative to the attached questionnaire was created. Instead of having the 
contacted companies download a survey, answer it and then send it back, they were sent a link to an 
online survey created with Survey Monkey. The online survey contained the same question as the 
previous questionnaire. This solution generated more answers, which led to a total of 20 respondents.  

4.3.1.2 Sample	  	  

A sample is a selection of respondents chosen in such a way that they represent the total population as 
good as possible. The sample size tells you how many participants you need for the specific study. 
There are various methods of determining sample size available, however not all studies need to have 
a sample size calculation. The calculation of a representative sample size may not be appropriate for 
this pilot study since it is just a pre-study. There is no standard for how many samples are needed for 
the analysis (Neuendorf, 2002). Thus a sample size justification would only be important for further 
studies and contribute to the forthcoming specific use of the proposed rental affordability index.  

For this study a sample of 120 SMEs has been collected, all of them located in A locations in 
Stockholm. The selection of SMEs was not limited to any particular type of industry or service. The 
response rate was 20 of 120, which is one sixth of the sample. This rate is considered acceptable for 
this pre-study. The number of missing answers to survey questions was due to the data quality process 
below as well as to the possible measurement error aforementioned.  

Apart from the 20 companies that answered the survey, 11 people responded with different reasons of 
why they could not participate. Some claimed not to be involved in rental questions and by this lack 
the insight and knowledge about rent levels and important factors when choosing an office. 
Respondents who explained that they were unable to answer the survey based on the fact that they are 
a part of large concern or a public organisation used the same arguments. Others were not suitable as 
respondents since they own an apartment and use it as an office and the rest of the group reasoned not 
to have the time to answer.  

4.3.1.3 Data	  processing	  
The data quality process was applied by removing any survey responses that did not seem to have 
come from respondents who were paying close attention to their answers. Answers that were missing 
or responses that were selected more than once were removed.  

4.3.2 Construction	  of	  index	  
A rental affordability index could be constructed using different methods and data. The purpose for 
this pilot study is to propose a method for constructing an index based on affordability solutions rated 
by SMEs situated in A locations in Stockholm.  

There are several methods for constructing indices, however it is generally averages to relate to. An 



17	  
	  

index should be based on a simple concept and an uncomplicated theory in addition to a clear data 
collection method. The index should also be relatively stable over time and indifferent of changes in 
the data or method (Mark & Goldberg, 1984). The construction of an index could be derived from the 
following steps (Allen, 1975):  

1. Define the concept of the index including the sample and factors involved. The definition 
should not be too detailed since it could impact the measurements over time.   

2. The choice of variables and the calculation is made in the next step also including the 
assessment of the two factors.  

3. Data collection and related errors represent the third step.  
4. The final step implies data processing and adjustments in order to make up for possible errors.  

 
Accordingly there are different factors to consider when constructing an index. One example of 
constructing an index based on preferences and ranking is through a similar method as a productivity 
analysis in the real estate sector. This method is culminating in an amenity index, also referred to as 
first part of a six-step model of a Real Estate Market Analysis, REMA1 (Fanning, 2014). The 
productivity analysis is defined as a study on the  ability  and  the  characteristics  of  a  property  to  
serve  a market  segment, in other words it clarifies whether the current location contributes to the 
greatest utility for the product by relating the value of a product to its attributes. Further these 
attributes are features that form the productive capabilities of the product. 

4.3.3 Rental	  affordability	  index	  
When identifying potential affordability solutions for office space, the proposed method for a rental 
affordability index is based on the aforementioned type of productivity analysis. The index is 
supposed to result in a quantitative measure of office trends that can be used to determine which of the 
affordability solutions are prominent for the specific A location in Stockholm. 

The proposed rental affordability index is constructed as the quantification of intangibles considering 
the affordable solutions and the rating of the characteristics of the solutions. The affordable solutions 
refer to empirical findings. Four affordable solutions described by characteristics are working as a 
base for the affordability rating: life-puzzle, flexibility, technological evolution and branding. In order 
to determine the relative affordability of A locations, the rating constitute the quantitative survey 
regarded as part of the pre-study (see Appendix B).  

The rating of the characteristics of the affordability solutions, e.g. Category score is defined by values 
in increasing order of every second number between 0 and 10 also including 5 as the median number. 
Using the following range of a scale of categories ranging from Inferior, Neutral and Superior divided 
into High, Moderate, Slight and Neutral compares the factors. For instance, 5 points constitute the 
combination of Neutral and Neutral. The characteristics that are of a higher value for the respondent 
are assigned a higher rating than the less suitable. The rating also allows the respondent to assign 
factors the same value.  

The rental affordability index measures an unweighted index, based on the ratio between the weighted 
arithmetic mean for each specific A location and the average of the weighted arithmetic means for the 
remaining A locations, see equation (1). 𝑘 is the total number of A locations. The composite score of 
the weighted arithmetic mean is defined as a Sub-index of each location a-e.  

	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  	  
1	  The interpretation and practice of the REMA model is referred to the course AI2102 Real Estate Market Analysis and 
Development at Royal institute of Technology in spring 2016.	  
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The weighted arithmetic mean for each A location, a-e is calculated based on the survey defined as the 
total subject score for each A location. Some of the items of the data set carry more importance than 
others equally defined as the rating of characteristics. The relative weight 𝑤! is equivalent to the 
category score in the rating and sums up to 10. The weights cannot be negative. The factor, 𝑥! 
determine the Sub-rate number of items based on the respondents of the survey, e.g. affordable 
solutions as defined above. 𝑖  is the number of characteristic and 𝑘 signifies the location.  

When using the arithmetic mean a problem could be that its value will be influenced 
disproportionately by a single extreme value, however it would be mitigated through the data 
processing.  

4.4 Methodological	  triangulation	  	  
The approach used in the report is methodological triangulation, which consists of three 
complementary methods; qualitative interviews, literature review and quantitative surveys. These 
methods together underlie the measurement of affordability in A locations in Stockholm. Figure 2 
below illustrates the overall methodological approach.  

	  

Figure	  2.	  Technical workflow of method. 

In order to achieve a satisfying result the research method must be suited and beneficial for the 
specific study. This report will engage an integrative methodological approach, which is constituted 
by a combination of several methods, in order to construct an affordability index. The three methods 
are considered as complementary and are described as triangulation with the purpose to collect and 
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analyse data, e.g. non-standardised interviews with survey questionnaires (Fieldins & Schreirer, 2001).  

Methodological triangulation refers to the combination of several of research methods. In this case 
you can increase the level of understanding about the subject, as the methods are complementary. The 
general purpose of triangulation is to improve the validity by focusing on the same factors at different 
perspectives, by comparing the findings of qualitative and quantitative studies (Bamberger, 2000). 
Many authors see triangulation as a central concept for method integration in a single study. However, 
you can distinguish between different models of triangulation. One approach could be to capture 
different dimension of the same subject and find a more complete picture, where qualitative work can 
precede quantitative work. Methodological triangulation could be appropriate due to the integrative 
methodological perspective. Comparing it with the data produced by the other method can assess the 
data produced by one of the methods. For instance, this model could provide a theoretical framework 
and further also as a basis for selecting survey items to construct an index. (Fieldins & Schreirer, 
2001; Sieber, 1979).  

In this thesis the qualitative method and the literature review constitute the general framework of 
office rental affordability and office market trends. This framework in turn, is the basis for the 
quantitative survey with the purpose to develop a proposed method to construct an affordability index. 
The primary aim of the triangulation was to ensure completeness of data, using qualitative method in 
order to extend the theoretical framework that forms the base for the quantitative method.  

The triangulation method would be considered as suitable for the purpose of the report. This is due to 
the lack of research about the specific topic as well as the recent presence of the affordability problem 
and emerging trends in the property market for offices. Methodological triangulation is considered to 
strengthen the data determined as a fundamental to the rental affordability index. We therefore used 
quantitative and qualitative approaches in our study of rental affordability for SMEs. Further analysis 
of the method and possible attempts to overcome the limitations of the method, is referred to the 
validity and reliability.  

4.5 Validity	  and	  reliability	  	  
Although the terms reliability and validity traditionally have been associated with quantitative 
research, their importance in qualitative research have increased. The terms are used to assess whether 
the methods provide research that is objective as well as credible. Validity refers to the accuracy of the 
research data while reliability relates to the reproducibility and stability of the data (Olsson & 
Sörensen, 2007).  

The methodological approach could contribute to increased validity and reliability, thus the 
combination of methods could respectively cover the limitations of the qualitative and quantitative 
method (BMJ, 2008). Although the methodological triangulation would add a depth to the analysis, it 
would not necessarily pursue more objectivity by increasing validity (Fieldins & Schreirer, 2001). The 
advantages of triangulation for this report refer to the enlargement of data determined as a 
fundamental to the rental affordability index. The validity and reliability would mostly refer to the 
qualitative and quantitative methods respectively.  

For a qualitative method and semi-structured questions, validity and reliability could be established 
through techniques that would help maintaining validity and reliability. This could be connected to the 
interview structure, the technique and the interviewees. Moreover, using a theoretical perspective, 
which is characterized by transparency and openness, could attain reliability. Avoiding asking leading 
questions could also increase reliability and giving the interviewee the opportunity to sum up and 
clarify the information provided. However risks of low validity from the interviews as a data 
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collecting method could be derived from the interviewer. Issues could be misperceptions, 
misunderstandings from the interviewee or a tendency for subjective interpretations of the interviewer 
(Alshenqeety, 2014). 	   	  
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5 Empirical	  findings	  	  
The results from the qualitative interviews and the pre-study questionnaire survey are presented 
below. The results of the interviews are empirically contributing to a general overview of emerging 
trends in the office market. However, the interview results mainly focus on the characteristics of 
affordability solutions in order to form the basis of the pre-study.  

The characteristics of office solutions are stated with accordance to the results from the qualitative 
interviews and include; flexibility, the life puzzle, technical evolution and branding. The definitions 
and the sectioning of the characteristics are made based on our subjective opinion and with 
consideration to the theoretical framework.  

5.1 Main	  findings	  from	  interviews	  	  
The main findings from the interviews are stated from different points of views as the interviewees are 
property owners, tenants, a company of a new office concept and an SME currently moving from this 
concept looking for new office space.  

The current Stockholm market is characterized by high rental costs and scarcity of high quality office 
space, especially in CBD. As the number of startups and SMEs has increased, a mayor part of the 
tenants from different industries are looking for affordable office space. To create favourable 
conditions for office space it involves urban planning, changes in lifestyle and consumer behaviour, 
which are all significant factors in the current market.  

Nowadays it is common to find new office trends in peripheral areas and other Swedish cities apart 
from Stockholm. In those areas the formation of clusters is of great importance since it could be 
favourable for the tenants who can benefit from closeness to clients, customers and suppliers. 
Furthermore, the property owner is able to attract tenants to areas outside prime locations.  

Sweden is a pioneer of new trends but at the same time tenants and, to some extent property owners, 
are internationally influenced by cities like Amsterdam and London. The tenants put pressure on the 
property owners for new office solutions. However, the property owners do not always have the 
incentives or ability to provide affordable solutions in prime locations. The property owners’ 
willingness and ability to follow office trends are connected to the real estate cycles and the market 
situation in general. 

Most of the interviewees are of the opinion that the property owners should compete with additional 
factors but price. Intangibles could contribute to the image and branding of the company and also 
increase the position in “The war of talent”.   

The challenges in the current office market, among already existing office concepts, would be to find 
solutions that suit all ages and professions but also to inaugurate such concepts in other locations by 
offering spaces as an adequate alternative for working at home. Today the office is more than a 
workplace as it has transitioned to a meeting or collaboration place, making the future office to a 
service rather than a product.  

The characteristics of office solutions are relevant for people today to cope with the life-puzzle, 
flexibility as the most prominent characteristic and digitalization, which has a major impact on the 
development of the office market.  

Something that is clear in Stockholm is the willingness to sit in a more narrow space in favour of a 
more central location. This has created a business opportunity for companies to offer flexible office 
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concepts. Many of the clients appreciate and value sharing office space with other since they can 
benefit from networks and exchange of knowledge and at the same time reduce the risk of taking on a 
long contract. Simultaneously some tenants face the situation where they have outgrown the 
coworking space and need to choose between expanding within the concept with an increased rent or 
find another office with their own contract for a lower rent but without the benefits of the network. 

5.2 Compilation	  of	  the	  interviews	  	  
A compilation of the interviews gave rise to the following main themes: a brief overview of the 
current Stockholm office market and emerging trends that belongs to it followed by the role of the 
property owner in the context of a changing business environment. New office concepts and 
characteristics in close connection to tenant preferences is also regarded.  

The interviews were conducted with a number of property owners (P) and representatives of property 
owners (R) in addition to an analysis and advisory company (A), an SME tenant (T) currently looking 
for office space and a coworking company (C), see figure 3. For further information about the 
interviewees, see Appendix A.  

	  

Figure	  3.	  Overview of how the results from the interviews are presented. 

5.2.1 Stockholm	  office	  market	  	  
In order to understand the conditions for emerging trends in the office market a brief overview of the 
Stockholm office market was made by the interviewees.  

The analysis and advisory company (A1) describes the current office market in Stockholm as 
characterized by a large amount of headquarters that are allocated in the northern parts and where a 
large part of residential properties constitutes the southern suburban parts. Inherited from the time 
before the property bubble when many of the former office buildings were located in Älvsjö, 
Flemingsberg and Kungens Kurva, the properties today constitute a large part of the housing 
conversion.  

According to the City of Stockholm (Söderortsvisionen) there is a strong willingness to change this 
pattern by balancing the distribution between residential and office space initiating a mixed 
urbanisation. The mix would include stores and services at ground floor. Preferably it would also 
include restaurants etc. in order to develop a copy of the city centre. “Restaurants would unfortunately 
be difficult to implement if the surrounding areas are 100 per cent residential. It would rather be easier 
to fulfil such plans in areas where offices also are located” (A1). The same interviewee suggested it 
would be easier to provide flexible office space in heterogeneous areas.  

A brief office market presentation of Stockholm is made by one of the representatives of property 
owners (R2), which describes a situation of high rental costs and scarcity of high quality office space, 
especially in CBD. The expectations from domestic and foreign occupiers are high, whilst they have a 

Interviews	  

Property	  owners,	  	  
Analyst,	  tenant	  &	  
property	  owner	  
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Coworking	  company	   Tenant	  
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demand for something none existing; cheap office space centrally located. Also the market situation 
for small companies looking for office space, even if they have more than fifteen employees, involves 
high risks and rents, which are too high for the companies. However, R1 believes that office solutions 
will always be available if you are an enterprising company. One property owner (P4) thinks the 
consumer´s attitude toward the sharing or peer economy might involve new office solutions. In this 
way physical assets could be seen as shared services.  

P4 classifies the real estate industry as spoiled due to long lease periods and high yields. The 
interviewee also envisioned a future in about 20 years where contracts do not exist. Therefore an 
important question would be how we should be adaptable to changes. P4 means that it is about 
lifestyle changes rather than fads, thus the property owner is convinced that we will not go back to cell 
offices. 

According to P2 the rents have significantly increased during the last two years. In addition, tenants 
are renting smaller office spaces than before and use them more efficiently. In terms of prices twenty 
square meters, twenty years ago corresponds to ten square meters today. A1 says that the current 
situation for tenants is characterized by trying to diminish office spaces and by this, decreasing costs 
as the market square meter price increases. Yet the interviewee sees a correlation between this 
development and an increased acceptance for new solutions such as activity based offices, a concept 
of using fewer seats than employees or sharing public facilities. A1 emphasizes that those 
characteristic trends have been going on for the latest 15-20 years. 

The number of companies in the market has increased, especially the number of small enterprises (P3). 
In order to forecast the increasing number of people in the office market A1 suggests having a great 
understanding of the Swedish business sector. A1 also points out the fact that there is a financial 
market in Stockholm that is outperforming from the rest of the Nordic region, and that there are a lot 
of underlying industries such as tech, law, analysis etc. In turn the emergence of such companies 
attracts other industries through venture capitalists taking on the risk of financing startups.  

5.2.2 Development	  in	  the	  office	  market	  	  
According to P4 one of the most prominent success factors in Sweden is teamwork. To maintain these 
qualities and to stay successful as a property company it also requires offering a supply of workspace 
encouraging those factors. Further on, P4 identifies Sweden as part of the forefront of the 
development: “In Sweden and the Netherlands, we are precursors and quick to adapt”.  

In contrary P2 mentions that the adoption of Stockholm city has pushed alternative ways of working 
well past the pioneering stage and into the mainstream, when many organisations have adopted trends 
from London, Berlin, the Netherlands etc. In London and Germany you will find more efficient 
workspaces, although it is not clear whether they are defined as activity based. P2 says the choice of 
being part of the flexible office trends would be dependent on the specific industry and the number of 
employees. However there are some clear examples of flexible office spaces. The Amsterdam 
headquarter of Microsoft became an early adopter of activity-based concepts, but Stockholm is also 
leading the way in adoption of new office trends. Further R1 believes that Swedes are trend-sensitive 
and Swedish tenants are influenced by Berlin, London and New York.  

The interviewee P4 also highlights another change. Historically you could find new office trends in 
the city centre, but nowadays it is more common to find new establishments in other Swedish cities. 
For instance, you can find companies such as Amazon choosing to establish in Västerås. P3 questions 
the fact that everybody wants to establish an office in the city area, although the interviewee presents 
the benefits of being situated in close connection to the customers. Many of the customers are mostly 
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located in the city, however P3 argue whether it is worth spending money on the “super exclusive 
clubs” (referring to hotel offices etc.) you can find in central locations.  P3 implicates that it is more 
reasonable to get a context for the company located in a “cluster” associated with the industry. “If you 
work in the finance sector you should sit in a finance cluster”. P3 means that a large amount of the 
companies would be better off establishing their office in Solna or other suburbs.   

P3 is very positive to the formation of clusters, since it locates every company within the same 
industry and area. “Everybody who is part of the cluster is a winner since you have the possibility to 
easily exchange knowledge” (P3). With consideration to these utilities he also believes that this 
“cluster effect” is of great importance for startups. When startups need to build volume in the 
business, subsidizes from the property owner could increase the probability of creating a cluster and 
also attract tenants to the area (A1).  

A1 points out that the need for office space has been reduced but either way, many startups choose to 
establish their businesses close to meeting points where colleagues, customers, competitors and 
subcontractors are situated. The interviewee also considers the cluster effect to explain the rent levels 
and points out two reasons for this development: diversity of businesses and industries along with the 
exposure to the market.  

A1 introduces a regression model developed by the company (Evidens). According to the model the 
rental levels for office space and the price variation between different areas could be affected by the 
five following factors:  

1. Public transport - The office is used as a recruitment tool to attract new employees and retain 
the people they have. 

2. Urban services - the service supply must be of a diversified range in order to ease the 
everyday life.  

3. Modernity - Digitalization is an important part of offices in the current market.  
4. Office clusters - It is important to have close proximity to others in order for synergies to 

emerge and progress will continue 
5. Vacancies (control variable)- Subsidizes could help increasing the volume by developing the 

other factors and get a new urban development.  
 

A1 implies that the willingness to pay for office space is especially connected to three of the factors: 
accessibility, access to service and cluster effect. If one of the three factors fails to be present in a 
specific location the preferences of the tenants are lowered. In order to develop the urban environment, 
it is required to meet those three factors.   

“Many young people today want to work in city areas, but what will happen when these young people 
get older and start families?” (P4). The same interviewee believes that this new lifestyle not is paired 
with long workdays and late after-works in the city. Instead they have a different view of life where 
many are consultants and also discovered a norm of changing work every five to six years.  

With consideration to the demographic changes of the office market, the challenges of today would 
rather be to find solutions that suit all ages and professions. This challenge is of greater importance 
than orientating among already existing concepts, since “many of the new trends no longer are trends” 
(P4). Rather they represent the market of today including concept such as Coffice (Coffee and office). 
According to the same interviewee the challenges of today would be to inaugurate such concepts in 
other locations by offering spaces as an adequate alternative for working at home. The question is 
whether there is a demand for this type of working space in, for example, Danderyd, or if people from 
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northern part of Stockholm instead would prefer to work at home. P4 is convinced that people most of 
the time wants to meet and interact with others, thus working at home is not considered a good 
alternative to the office. 

5.2.3 The	  role	  of	  the	  property	  owner	  
The property owner is aware of and open for new trends in the office market, although the incentives 
for adapting to changes are different. Tenants are more often “up-to-date” on current trends in the 
European real estate industry seeking for inspiration and possibilities to put pressure on property 
owners. In general the property owner in turn does not really work with the implementation of those 
trends (P1). Although, it might be necessary for the property owner to put more emphasis on the 
current demand of the tenants.  

In the context of a changing business environment the property owners have to be able to adapt 
themselves and offer new office solutions: “Those who are quick to changes are the ones who will 
succeed best” (P4). R1 also consider it to be important for landlords to get acquainted with emerging 
market trends. P3 thinks that a property owner has to be familiar with changing market conditions: 
“With consideration to arising trends you also have to ask yourself who the competitors actually are; is 
it other property owners or Starbucks?” (P3).  

While the property companies are able to adapt to a changing environment they do not always have 
incentives to offer “affordable solutions”. The market rental level and “the obligation” to the owners, 
e.g. to the funds of the property company, would rather affect the property owner´s choice of tenant. 
Therefore some property owners do not either put emphasis whether the tenant location is in more 
peripheral locations or if the office space is not newly renovated. Regardless the resulting risk of 
retracted rents in a couple of years, they cannot offer prime products since “the equation does not 
balance” (R1). P3 believes office hotels and flexible office solutions are current trends but consider 
property owners cannot afford to rebuild the premises in order to enable those trends. 

The current situation of the property owner is in the border area between willingness to open up to 
new trends and a “must” to adopt. The situation has become a result of the increasing individual 
demand for customized office solutions, e.g. differentiation. There is a large spread of rent levels and 
characteristics of demand depending on what kind of tenant it is; law firms tends to pay more for large 
areas etc. The property owners would most likely be more open to offer solutions if the risk is 
transferred to the tenant; for instance, if the existing tenant such as an incubator let all or part of their 
income to a subtenant, e.g. subletting (R1).  

Other solutions such as receiving a shareholder offer would be "unclean" with respect to the funds, 
especially for institutional companies such as AMF, Pension Funds, AP funds. Risks associated with 
the company would be greater than the risk associated with the property. Only when the risks of 
obligations decrease and contribute to a debt coverage ratio above one, then the property owner can 
start “playing” with the money. Private property owners may have a different view or opportunity to 
implement solutions similar to share ownership (R1).  

The prevailing role of the property owners’ willingness to follow office trends could be seen as 
following the market: “it is easier to find temporary solutions when the market is down and there are 
opportunities to exploit vacant areas” (P1). It could be reasonable that property owners are more open 
to adapt to new office trends in a situation of higher vacancy rates.  Thus the real estate cycle has an 
impact on whether the property owner opens up for new office solutions (R2). Though, rationality in 
economics does not necessarily involve receiving the most monetary benefit. “According to rational 
theory the property owner should lower the rent to reduce vacancy, but if the property owner lower the 
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rent a lot it could signal something else” (A1).   

5.2.4 The	  office	  -‐	  more	  than	  a	  workplace	  
The office market is also about how people work and are managed, the importance of formal and 
informal workplace meetings together with how the organization employs the workplace for its own 
end. The property owner of today has a sustainable approach and designs the office not just for the 
tenant itself but also for a purpose of creating associations and connection to other people (R2). P2 
gets a sense of the future office as a service rather than as a product. R1 describes the corporate office, 
and how it has transitioned to a meeting or collaboration place where employees can enjoy work and 
still be productive. The first representative of the property owner also describes the working place 
characterized by its product and people, thus it is more important to focus on the individuals who work 
there rather than the physical office space. R1 believes that the social environment surrounding the 
workplace can contribute to positive effects on the company.  

Meeting places are constantly demanded. “Whether it is big or small, the meeting itself is important” 
(P3). P4 put high value on meeting areas, either it is internally or externally located. P4 believes that 
the meeting area is necessary for personal development aspirations, thus also refers to Google as one 
of the early adopters of office trends who she believes would say that the workplace is for social 
meetings.  

R2 believes that many people think only meeting rooms will be needed in the future, yet it is not 
enough. The representative of the property owner states, not all employees can work from home, 
hence workplaces are needed. Also people need to engage with others to survive and the value you 
receive from the meeting with other people is invaluable. Furthermore R2 exemplifies a company 
within the gaming industry, where you could assume that the workload is heavily individualized and 
interaction between people is not necessary. However it has been shown by the company that when 
deadlines are creeping close, people work more efficient when sitting next to each other.  R2 also 
refers to a situation when people are unemployed and alone. In this situation you are better off meeting 
other people and be part of a social environment. R2 believes that the human factor increases the value 
of the office being more than a physical place.	  	  

5.2.4.1 The	  life	  Puzzle	  
One of the property owners (P1) believes that trends today are relevant for people to be able to cope 
with the everyday schedule. The property owner describes a typical day for many people: “The day 
starts at home, you send your children off to day care, you go to the office, you pick up your children, 
you continue your work at home”. P1 suggests that the work also is a part of your “life puzzle” and 
that “A workplace is not just a workplace”. In summary P1 emphasizes people's´ importance of 
making everyday-work smoothly, hence a central location of the office is of less importance. However 
the interviewee adds that it would depend on what kind of industry sector you work in. R2 also share 
the opinion that your office does not always have to be located in A location.  

5.2.4.2 Flexibility	  
Flexibility is the most prominent characteristic of office solutions. Most of the interviewees refer to 
the possibility of using vacant spaces, either if a space is momentarily empty or if a vacant area is 
temporarily available for a hoteling workstation or coworking space. Although the flexible office 
market contains a wide range of characteristics and the property owners try to adapt to trends, they 
also sometimes find it difficult to find a certain strategy for this. According to P3 this could be 
reflected in the lack of visible results in the market, as it is difficult to forecast how concepts actually 
would suit the tenants.  According to all interviewees it could also be a result of the risks associated 
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with flexible office solutions, which preferably would be transferred to a third party meaning a tenant 
taking most of the risk (R1).  

The property owners have not yet established appropriate business models for a possible approval of 
new concepts. “Where we (property owners) stand today on new concepts we are not mature” (P3). 
Further the same property owner describes the current challenges of the office market: “in order to 
ensure satisfying the maximum the market requirements, we must design flexible buildings that allows 
for flexible office solutions”.  

5.2.4.2.1 Activity based workplaces 

There is a shift in generation when it comes to choosing a fixed or flexible office and could be very 
much of a different perspective on the trust in people performing their duties (P4). The concept of 
activity based workplaces was found already in the nineties starting as a solution in times of recession 
and for young people that wanted to work together. Today almost every company have a demand for 
activity based workplaces (P4) and there are many examples of current tenants seeking for flexible 
office solutions (P2).  

All interviewees are mentioning the concept of activity-based workplaces. P1 prefers to assess existing 
areas in order to find possible solutions. Though P1 points out that the company put more effort in 
contract negotiations or in finding an operator managing the office concept. P1 does not think that the 
property owners have to provide flexible office solutions for the tenants, instead the interviewee refers 
to the wide range of informal meeting places, which is believed to transform into natural hubs. R2 
mentions the possibilities for tenants using activity based concepts but refers to a concept including 
common office systems. The interviewee also urges restaurant and similar business to temporarily rent 
the spaces they currently not use. A1 is of the opinion that the concept of activity based offices would 
suit some business and also be dependent on the type of space which you have at your disposal. P2 has 
chosen to profile themselves by building flexible offices instead of flexible solutions in contracts. As 
an example P2 demonstrated its own activity-based headquarter which is supposed to create a dynamic 
workplace.	   

5.2.4.2.2 Coworking and office hoteling 

The interviewees also mentioned new workstyles and workplaces that will emerge. One of these is 
coworking and another prominent concept is office hoteling.  R2 believes in the trend as persistent 
with consideration to the many possibilities offered for startups and SMEs by renting a coworking 
space.  

“Previously office hoteling was a niche market, but nowadays it is a widespread and important 
concept” (A1). Taking into account this change P3 believes that the current price differentiation in the 
market for hoteling workstations will change. As the market looks today it is only operators who rent 
and distribute the areas of office hoteling (P1).  

You can distinguish between offices hoteling and coworking spaces. The coworking space offers a 
work arrangement where you can connect socially with others and may be able to connect and on a 
longer and deeper basis. “As part of a coworking space you are part of the entire coherence” (R2). The 
same respondent also emphasizes the utility from information exchange and the possibilities for doing 
business.  

A coworking space is also a hub giving opportunities for other hubs and coherency within the certain 
network of the hub. “The concept is of the same qualities as a gym membership” (R2). As a member 
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you will have the possibility to choose the best location for your everyday life and have access to all 
service included.  

There are different aspects of the qualities of the concepts mentioned above. In addition to the positive 
there are also more complicated aspects such as the pricing of the general facilities and public spaces 
of the office building. This can be seen if the toilets are located on a: "Common area that we cannot 
charge for” the lost incomes have to be replaced with something else. “Instead we have to raise the 
price of the main usable area (LOA)” (P3). Also tenant adaptation may be associated with high costs 
for the property owner. For instance, the toilets have to be built in accordance with which all 
accessible toilets should be designed. However it could be questioned whether tenant’s adaption 
should be made every time a tenant moves out. P1 is taking a proactive approach to managing 
sustainability and prefer not to remodel the office instead refurnish it.  

Despite the pricing issues from a shared workplace it might also be problems of either security and 
secrecy or the willingness to share public spaces and facilities (P3). P2 has experienced that small 
businesses want private room solutions and are not delighted to share all spaces with unknown 
companies.  

5.2.4.2.3 Contracts 

The design of a contract could give rise to new and customized office solutions.  R2 thinks the 
contracts have to be more flexible. A flexible contract could come up with temporary solutions (P1). 
The temporary structure of a demolition contract could open up for possible short term contracts. The 
suggestion of an office solution for a tenant would be short contracts for lower standard offices. The 
landlord could also offer the tenant a lower rent for demolition contracts in return for the risk of not 
knowing when to leave (P2). A1 believes that the property owner would find it positive to have a 
flexible tenant. If there is a demand for flexible solutions it would allow for marketing of office space 
through a pool or ad placement. This could give easy access the available office space (A1). Possible 
office spaces that are temporarily empty, such as meeting rooms could be used by tenants through a 
certain type of membership (P4).  

5.2.4.2.4 Sustainability 

If you minimize your travelling it will also contribute to sustainability and also bring more ease into 
your life. Through the qualities of a hub you will be able to choose a hub in close connection to your 
business profile. “A hub would also increase the probability for startups to dig into an industry, find a 
new approach and grow from this new product” (R2). Other benefits from these office solutions could 
be the sharing of supplies and the opportunity to be in an environment that encourages diversity in 
tasks and community (P2). Further on the concepts encourage the tenants to share the expenses of 
facilities, reception, kitchen and informal workspaces (R2). 

Those benefits from office hoteling and coworking space should be satisfactory long-term solutions; 
however the company will come to a point where the employees want to look for a new office. The 
reason for the office move would be to find a place where they can exhort and implement: "Team, 
affiliation, energy, momentum and unity” (R1).  

Another idea of affordable office solutions would be something similar to a “multi-generational 
residence”.  This concept would offer a way for people to be in the same place no matter what 
profession or age you are. It would also involve opportunities for students to meet senior employees 
who can offer experience and advices. Regardless of any career aspects these formal and informal 
collaboration areas would also give opportunities to work in the companies of others (R2).  
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P3 is focusing on ideas about the “second hand office market” which he means does not really exist 
today. For this reason they are currently exploring the opportunity to develop a market channel for 
subletting. “This idea would secure the property owner’s rental income and also help the customer to 
avoid bankruptcy” (P3).  

5.2.4.3 Technological	  evolution	  
Sweden and Stockholm have always been at the forefront of digital trends (A1). Digitalization has a 
major impact on the development of the office market. “Everything is digital today, making it easier to 
find things” (P1). Digitalisation has made it possible to be mobile, while people are not at the office as 
much as before. P2 states the mobility as a precondition for activity based offices. Also R1 explains 
how network access through the cloud contributes to the possibility of using this type of office 
solution. Digitalisation makes it possible to track customer preferences and to automation.  

Through the digitalisation employees are not anymore restricted to working in an office. Now they 
have the possibility to log in at the office, at home, in lobbies etc. As a result of the technical evolution 
all equipment is connected. The supply of digital solutions offers other ways to meet and distribute 
work. For instance, tenants have the possibility to use apps such as Palaver (palaver.nu) in order to log 
in and book an office or meeting space available for rent (P2).  

Even though the workplace of today is characterized by digitalisation R2 does not think the meaning 
and possibilities of digitalisation is fully explored. The digital office could be developed since there is 
still a lot of risk losing important information or connections. “What if you lose your computer or 
smartphone?” (R2). It would possible cause you some trouble R2 means.  

5.2.4.4 Branding	  
The property owners should compete with additional factors but price, thus of more importance for the 
tenant is to get acquainted with the workplace. Intangibles such as architecture and interior design can 
reflect the office supply due to a presumed contribution to the image and branding of the company. 
“The war of talent” involves premises in “right” location as well as the qualities of a company and 
workplace. Though flexibility is not as rewarded as the rental income: “for the moment it is more like 
a hygiene factor similar to sustainability” (R1). The respondent does not believe that the use of 
flexible office solutions would be for marketing purpose, since the property owners are not yet 
completely ready to embrace the new trends.  

There might however be other marketing channels of use for the property owner. “Targeting small 
businesses can definitely be a success factor for branding, but an important issue to consider would be 
whether it is linked to how the company wants to position itself” (P4). All trends and office solutions 
are of value for the property company if they could contribute to a win-win situation for all parts. 
Hence the most important thing for the property owner is to find business models which could be of 
further use for benchmarking. ”We must show that we can make money on it” and also state whether 
“it is our thing” says P4.  

Further, the interviewee also explains that the difficulty is not to come up with solutions, but it is to 
dare to investigate things meanwhile they are growing. If a solution does not fit into the profile of the 
property company it might be better to transfer the responsibilities to a third party operator.  

P3 is convinced that companies choose the office location with consideration to the value enhanced by 
branding from the address. “It is an explanation why coworking companies and similar business 
concepts are missing out in the close suburb” (P3). Therefore the interviewee thinks that the property 
owner has to beware of and constantly develop their products but also set requirements on their 
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operators. P3 believes that most of the currently visible solutions are traditionally designed.  

P2 share the opinion about the choice of office location affects the recruitment. Programming 
companies choose centrally located offices as a recruitment tool, but also the location and design of 
the property owner´s headquarters deliver a clear brand purpose. The property company has created a 
purpose for visitors to be inspired by their office design. They find it much more economically 
efficient to use their own office space as a marketing platform than investing in conventional 
advertising (P2).  

According to one of the property owners (P1) there is no purpose for the real estate company to target 
a specific audience such as startups and SMEs. Instead of branding purposes it is more about 
economic rationality, which complies with the real estate cycle and the total return of the investment. 
P1 also considers it to be more of negotiations between the property owner and the tenants. 
Furthermore, some of the clients are offered indirect property investments by owning property shares.  

5.2.5 Coworking	  concept	  in	  central	  location	  	  
United spaces is a company that offers coworking spaces with full service to their members. The 
company is established in Stockholm, Gothenburg and Malmo. The coworking spaces are situated in 
the city central with easy access to public transportation.  

Since the start fifteen years ago, the ambition has been to offer the best work space to individuals and 
businesses that are looking for the best coworking experience. C1 explains the location strategy:  

All our workspaces are situated in the city central with best possible connection to public 
transportation. The reason for this is that we want to be situated close to competitors, clients 
and suppliers. It is also a way of getting closer to other cities which is positive for our clients 
that commute from cities other than Stockholm.  

Members can choose from three different memberships. Business lounge, flex office and private 
office. All three memberships include access to common areas, events, networks and flexible venues. 
The difference between them is what kind of workspace they can use, either lounge areas, activity 
based workspaces in a flexible office shared with other companies or a private office.  

Something that is obvious in Stockholm is the willingness to sit in a more narrow space in order to 
locate in a more central area. United Spaces are trying to adapt to this change and is constantly 
developing their concept to fit the needs of their clients. The latest change is to replace the old desktop 
with more narrow ones in order to fit six desks in a room where it used to be four. This solution will 
help members fit more people in the same room and keep the central location without increasing the 
rent extremely.  

According to C1 the group of members is differentiated when it comes to industry but one thing they 
have in common is that they all appreciate the possibility to extend or terminate the lease with a high 
frequency, which reduces the risk of taking on a long-term contract when the future of the business is 
unclear. Another appealing factor is the flexibility in the size of the workspace, which can be adapted 
to fit the needs and the size of the company.   

Many of the clients mention the value they get from sharing the space with others. Not only from the 
sustainable perspective, but also from the intangible assets such as networking, service and branding. 
Some of the companies have only a few employees and could work from home or a more simple 
office hotel. These companies express that those kinds of solutions are not an option. They believe 
development and a successful business comes from meeting face-to-face and exchanging experiences.	  
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5.2.6 SME	  tenant	  currently	  looking	  for	  office	  space	  
Yogobe is an online platform that offers numerous workout videos. The company has grown a lot 
since the start and is now looking for new office space for their business. Initially they rented an office 
with a short-term lease during one and a half year. Following this they moved to Epicenter, which is a 
digital innovation house where coworking takes place. Yogobe has rented office space for the last two 
and a half year. The company has grown and at the same time, Epicenter has increased the 
membership fees. 

The current situation for Yogobe is complex. They have outgrown their office and have to choose 
either to expand within Epicenter or find another office with their own contract. It is not economically 
sustainable for them to continue leasing in Epicenter since the fee per employee is too high in 
comparison to what they would get for the same money in their own space. 

Rents are extremely high in CBD and A locations. To reduce the cost they started looking at offices in 
areas further away from the city but some employees refuse to move to an office in an area with worse 
location. 

Another opportunity would be to rent an office from a housing society. The problem with this is that it 
consists of people with no or little experience from commercial property leasing. So if a problem 
occurs, for instance, with an old toilet, it could take longer for the housing society to deal with it than 
a professional property owner (T1). 

Many factors are important when choosing a new office. Some of them are closeness to gym, 
restaurant and service in general and good communication with easy access. Location is very 
important when it comes to choosing your office. An office in the city is associated with prestige. It is 
also close to clients, competitors and suppliers, something that is highly valued. 

The reason to why Yogobe chose Epicenter was that they didn’t want to take focus from their core 
business. They looked for a place where everything was already in order and they could start working 
immediately. In addition to this they were also not ready to take on a long-term lease. Besides the 
economic aspect they also looked at intangibles and what type of value could be added to their 
company. Yogobe saw value in sharing space with others, not only for sustainable reasons, but also to 
benefit from “cool by association”, which means achieving a higher social status just from being 
associated with a popular and cool person or company. Choosing Epicenter was clearly a strategic 
move for Yogobe and a way to improve their branding (T1). 

T1 also mentions the company Honesty that left their workspace in east Södermalm. They were 
located in a big industrial property that they made their own with graffiti on the walls and interior 
design. Honesty decided to leave Södermalm for a more central location in Epicenter. 

T1 concludes the interview by saying “The dream is to find an office in an area where it is possible to 
work, live and stay in a sustainable environment with responsibility for the individual, people and the 
planet” 
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5.3 Pre-‐study	  results	  	  
The results from the performed survey are based on answers from twenty respondents. The main focus 
of this pre-study was to identify factors that are important for startups and SMEs when finding office 
space. Thirteen factors were listed and the respondents ranked them based on their impact on decision-
making.  

The majority of the factors received a value higher than neutral, which indicates they have an impact 
on the decision-making when choosing an office. There were two factors that received a value lower 
than neutral; security of tenure and activity based. The factors with the highest rank, or in other words 
most important in terms of choosing an office, were digitalisation and connection to public 
transportation, closely followed by the office as a recruitment tool and property design, see figure 4.  

	  

Figure	  4.	  Affordability solutions. 

55 per cent of the respondents would choose a smaller office in favour of a better and more central 
location, see figure 5. Simultaneously, 85 per cent would not move to an inferior area in favour of a 
large office space, see figure 6. When asked about locating to an inferior area in exchange of a 
financial compensation, 45 per cent said they would not relocate for this reason, 25 per cent required 
more than 2000 SEK/SQM to relocate, see figure 7. 
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Figure	  5.	  Smaller office space in favour of a better location? 

	  

	  

Figure	  6.	  Inferior location in favour of larger office space? 

	  

	  

Figure	  7.	  How much compensation is required to relocate to an inferior area?	  
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When asked about what kind of solution they prefer, 65 per cent chose the flexible option, See figure 
8. In this question, flexible was defined as the possibility if pro-longing the lease every sixth month, 
the opportunity of cancellation and extension of space during the rental period, complete concept with 
fully-fledged office for quick and easy access. The fixed option was described as a fixed rental period 
of three to five years, little or no opportunity to change the size of the office space during the rental 
period, possibility of tenant adaption based on their preferences. 

	  

Figure	  8.	  What kind of office solution do you prefer? 

Based on the results from the respondents, 70 per cent are willing to pay extra for flexibility, whereof 
fifty per cent are willing to pay less than 1000 SEK/SQM. 30 per cent would not pay anything for 
flexibility, see figure 9. 

	  

Figure	  9.	  How much are you willing to pay for flexibility?	  
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5.4 Benefits	  of	  rental	  affordability	  
In order to give an overview of the results from the theoretical framework and the qualitative 
interviews this section will highlight the four previously mentioned factors: Life-puzzle, Flexibility, 
Technical evolution and branding. The combined result also gives an overview of benefits from 
affordability solutions to property owners, tenants and society (see figure 10). In general, affordability 
solutions contribute to sustainability for all parts, see figure 11.   

	  

	  

Figure	  10.	  Rental affordability benefits property owners, tenants and society. 	  

The most significant result is the overall focus on flexible solutions, which involves part of every 
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beneficial factor such as availability to the office space since it is important to make every day work 
smoothly. For this reason the office does not always have to be located in A location.  

According to the interview results, flexibility is also about new office solutions such as coworking 
space, hoteling workstations and activity based workplaces. Those concepts involve teamwork, 
collaboration and to be part of a social movement. Those attributes are highly preferred among tenants 
as it includes possibilities for informal meetings and further opportunities to transform into natural 
hubs. As mentioned in the empirical results especially coworking spaces could be considered hubs, 
which increase value for tenants through coherency within the certain network and other hubs.  

Flexibility when it comes to contracts involves opportunities to use vacant spaces independent of the 
length of the vacancy.  Flexible contract could come up with temporary solutions favourable for both 
tenants and property owners, which has been clearly regarded by most of the interviewees. Tenants get 
chances to short term solutions or possibilities to customized office solutions.  Although most of the 
property owners were positive to flexible contracts, some of them instead put more emphasis on 
building flexible offices or in finding an operator managing the office concept.  

Sustainability also involves flexibility. According to empiricism sustainability is highly valued by 
property owners and tenants. Property owners have the opportunity to remodel instead of refurnish 
when new tenants are moving in.  There is also openness to second hand solutions such as a channel 
for subletting. Tenants could minimize travelling distance by improving the life puzzle but also benefit 
from sharing of supplies and expenses of facilities, reception, kitchen and informal workspaces. 
According to theory, sustainability is also part of factors that have potential to immediately affect 
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people. For instance, natural materials, lights and ventilations followed by the office layout all 
reflecting dimensions for affordability. 

Affordability solutions also involve the technological evolution, which often has been associated with 
the technological industry. Thus, the first adopters of work flexibility and sustainability were 
significant within technological companies. Part of the evolution is the upcoming workforce of 
millennials, as stated in theory, who are highly influenced by availability of workplace tech when 
deciding upon a job opportunity. The benefits from technology are visible through digitalisation and 
mobility. These characteristics of affordability solutions could add value to employees, since it affect 
the life-puzzle and opportunities to flexibility. The ability to work from anywhere is a prominent 
factor in both theory and empiricism. From the empirical results it is clear the digitalisation would 
make it possible for tenants to be mobile and mobility is a precondition for activity based offices.  

	  

Figure	  11.	  Benefits from affordability solutions to property owners, tenants and society. 
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The fourth affordability solution is branding as it involves intangible factors such as architecture and 
interior design, which could contribute to the image and branding for tenants. Although the interview 
results not indicate that the use of flexible office solutions would be for marketing purpose for 
property owners. Some interviewees believe property owners are not yet completely ready to embrace 
the new trends.  Instead the tenants are mostly internationally influenced and quickly to adapt to new 
trends. The approach of the property owner when adapting to emerging trends, seem to be a result of 
the profile of the property company. The profile is crucial to the decision of either transfer the 
responsibilities to a third party operator or providing affordable office concepts by themselves.  

Other benefits from branding are connected to the following factors all rewarded by tenants: 
workplace as a recruitment tool, individual solutions as the working force has become more 
individualised and also design of the workplace and the property. The theoretical framework shows 
that these factors could be a key to engage top talents to a company. Instead the current most 
important branding factors for property owners when attracting tenants, is the location of the company 
and following rental level as found in the empirical results. This result is outstanding among the 
interviewees. As the upcoming demand for new office solutions also includes other factors, property 
owners have to beware of and constantly develop their products. They also have to set requirements 
on their operators as stated in the empirical results.  Consequently, flexibility is not yet as rewarded as 
the rental income for property owners.  

5.5 Validity	  and	  reliability	  
The methodological triangulation approach has most likely increased validity since three methods all 
contributing to the determination of aspects of rental affordability. Bearing in mind that the 
quantitative method is a pre-study, also the reliability is possibly increased for further study if the 
triangulation approach is applied. The proposed method for constructing a rental affordability index is 
based on factors, which reflect the current situation, thus the reproducibility of data would always be 
put in relation to the current affordability aspects. The theoretical perspective would also be 
characterized by transparency and openness, which could increase reliability.  

The qualitative interviews will contribute the authors to gather valid and reliable data, relevant to the 
research questions and objectives. This was sought by carefully choose the interview structure, the 
technique and the interviewees. Using semi-structured questions will most likely give valid results, 
since it offers a balance between flexibility and structure, but also a framework of themes to be 
explored. The chosen interviewees most probably increased validity and reliability for the result. They 
are suitable as they possess broad knowledge about the topic and doubtless to be trustworthy.  

In order to minimize the difficulties of decreased validity, two interviewers participated in each 
interview. So, risk of low validity from misperceptions and misunderstandings was decreased. 
However, it can never be certain that the interpretations from the interviewees are fully objective. 
Even though the interviewees have been carefully chosen there is always a risk of lacking knowledge 
or withholding information. Striving for increased reliability the interview questions was short and 
clear trying not to be leading and instead receiving unbiased results. When seeking for affordability 
solutions the interviewees were also asked to sum up the most prominent factors.  

The quantitative method was used to determine different aspect of affordability solutions for SMEs in 
different A locations. A rating was made through a survey as it is commonly used and generally easily 
understood by the respondent. The quantitative survey is assumed to be an adequate level of 
reliability. However some limitations of rating-questions have to be considered, such as narrow 
distribution of ratings, risks of personal response style as well as respondents always preferring the 
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highest or lowest values of the rating scale.  

The factors, e.g. affordability solutions, worked as a base for the ranking and were intended to be 
relevant, comparable, representative and reliable. To make the results as good as possible the 
theoretical framework and the result from the qualitative method together represent the framework for 
the definitions of each affordable solution and characteristics. 	   	  
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6 Discussion	  
Affordability is difficult to define, since the concept could be measured in several ways and applicable 
in several contexts. Since the specific framework of this thesis is lacking research and former 
definitions it opens up to many possibilities to interpret and measure affordability. To be able to define 
the concept it would preferably be a relative concept within a certain context. The relativity could be 
found in tenants’ preferences and the context is related to market factors. The connection between 
these approaches will be discussed in the first section.  

The current record levels of rents in Stockholm commercial property market give rise to an increased 
demand among SMEs for affordable workspace. They are struggling with factors hindering them to 
grow and would naturally make them look for new ways to decrease unnecessary costs. As rental costs 
mostly are easy to measure, they do not always represent the whole picture of whether an office space 
is considered affordable or not. Rental costs are mostly setting the frame of what location is 
affordable, but affordable solutions give rise to opportunities of new office concepts, even in central 
locations. Those solutions enable suitable workspace with consideration to tenants’ preferences and 
market related factors. Such as preferences of amenities, which could be found in central locations, 
could possibly be obtained through smaller office space. Accordingly SMEs would consider different 
perspectives of rental affordability when choosing office space, since the preferences would be 
individually defined and the market factors, also forming a context, change over time.  

Market factors refer to the cyclicality of the market, the type of economy, current trends and other 
influencing impacts. Those perspectives are dynamic and influence the affordability solutions for 
startups and SMEs. Commercial real estate is a cyclical market and is connected to macro-economic 
factors. Thus the changes in the real estate cycle for the office property market seem to result in a 
variation of incentives for landlords and tenants. Since these fluctuations are correlated to the actual 
vacancy level it would also affect the variation in demand form tenants and the quality of supply from 
landlords. The current situation of low vacancy level and high demand would thus reflect an 
expansion phase of the cycle. Correspondingly it would lower the incentives for the landlord to offer 
affordable office solutions. Moreover, the low vacancy rate results in increased rent levels, which 
complicate the situation for SMEs.  

A situation that is difficult to understand is why rents in Stockholm are rising when vacancy exists. 
Furthermore, why are new commercial properties constructed when the already existing ones are 
partially vacant? One explanation to this is that the existing objects on the market don’t match the 
tenants’ preferences and that the competition from newly constructed offices is too high. Thus the 
increased demand of other office solutions along with some new supply would put pressure on 
landlords to offer office solutions with accordance to these preferences. Therefore the scarcity of such 
offices in the market possibly could reflect a peaking market starting to decline.  

Along with the cyclical variations of commercial real estate cycles, the economic phenomenon of the 
sharing economy has emerged as a response to the financial crisis. The new type of economy has 
created the conditions for new business opportunities and a new type of demand from tenants. Foodora 
and Uber are well-known affordable concepts characterized by availability and digitalisation which 
simplify the private life. New approaches of the sharing economy in private economy are well 
established and started to spill over to the office market.  It permeates a new way to live but also how 
we act and work at the workplace. This has resulted in increased opportunities for companies and 
employees to set requirements for the workplace and further the office market. In contradiction to the 
current labour market, which features a retiring workforce, the millennials instead have a demand for 
characteristics of the sharing economy. New characteristics such as digitalisation, availability, 
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mobility and service, would possibly be a step to a new era.  

The increasing demand from new types of tenants would thus be reflected in other factors but price 
and location. According to theory and empirical results it is rather other factors than the distance to 
city centre which underlie the rental level and demand for office space. The price variation in rents 
between different areas instead depends on factors that facilitate the employees´ everyday life and 
contribute to profitability for the company. Accessibility, access to service and cluster effect are 
highly preferred by tenants. Especially the cluster effect, synonymous with a hub, allows the 
companies to be in a context where they can find favourable conditions for growth. Consequently, the 
city area is not the only hub, which is growing, and it is not all companies that prefer such location. 
Instead, affordability solutions are of more importance. Such factors that make the life-puzzle run 
smoothly or are characterized by flexibility, further increase image and branding of the company in 
addition to digitalisation.  

In order to answer the research questions the methodological approach and the methods used have to 
be discussed. The methodological approach increases the originality of this report. Three aspects 
together highlight what dimensions should be evaluated by an affordability index. As this index is 
supposed to reflect the current characteristics of the market and trends, the triangulation approach is 
regarded as necessary when constructing the index.  

The methods are considered suitable for the purpose of the thesis, although they could all be 
evaluated. Using conventional references such as recent academic research could have refined the 
literature review. However, considering the originality of the subject it has been more suitable to use 
digital references based on expert opinion from interviews and companies. The quantitative method 
would possibly be regarded as subjective, however this risk has been minimised as stated in the results 
of validity and reliability. The survey is based on preferences from tenants all contributing to the 
construction of an affordability index. These preferences are supposed to reflect the current office 
market. However, the survey also could have been applied to customers of another industry. 
Consequently, as already been reflected upon about the triangulation approach, such application would 
acquire a new approach of the theoretical framework and interviews.  
 
The proposed method for constructing a rental affordability index is based on factors, which reflect the 
current situation, thus the reproducibility of data would always be put in relation to the current 
affordability aspects. However the measurement of affordability is not stable over time, why it could 
be difficult to compare historical data. Instead an affordability index will be stable over the time for a 
certain range of affordability solutions.  

The index suggested in the pre-study is supposed to be used as a consultative measurement tool of 
property owners when meeting the preferences of tenants. As been clarified in the results from the 
qualitative interviews and the theory, the factor of flexibility is highly appreciated by tenants currently 
seeking for office space. The identified factors based on findings from interviews and theory were 
tested in the pre-study. In general, all factors could be considered important and of use when 
constructing a rental affordability index except from two factors; security of tenants and activity based 
office. The question is why these two were less important. Considering the security of tenants, this 
could be related to the fact that the majority of respondents preferred a flexible office solution where 
they were given the opportunity to terminate or prolong the contract with a high frequency. This could 
be an indication of a change in tenants’ preferences where a long contract period is no longer wanted. 
Instead tenants’ are more open to shorter solutions. 
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The low impact of activity based offices could be the result of the respondents assuming this could be 
easy to fix or something they assume is already in place. The other reason could be that activity based 
offices has been a trend we see the result of now. Some companies might consider it to be more 
efficient working in individual offices or at least at your own desk.  
 
The two dominant factors; digitalisation and connection to public transport could easily be seen as a 
reflection of society and the development of Stockholm. Technical development is part of everything 
and affects all kinds of industries. Stockholm as a city is growing and this has resulted in a larger city 
where demand for well-functioning and developed infrastructure is present. If this is in place, 
companies are able to attract top talents from all parts of Stockholm and even other cities close by.  
 
What can be observed is that a new opinion is being formed, the question of who should be 
responsible for meeting those demands. The property owner either has the choice to find affordable 
solutions for tenants or to find a third party operator who is willing to offer flexible solutions. By 
using the second alternative, the property owner could keep the desired length of a contract by 
attracting tenants, which are specialized in affordability solutions for startups and SMEs. Hereby the 
property owner could transfer the risks connected with owning a commercial property to a niched 
company. Instead the property owners could put effort in finding suitable tenants offering affordability 
solutions but also use the affordability index for mapping the specific demand from startups and SMEs 
in a certain office location. 
 
By measuring affordability the property owners get the opportunity to tackle preferences from SMEs.  
Perhaps there are other possibilities for property owners such as flexible contracts or joint venture 
when offering affordable solutions for SMEs. Therefore the index is used to define the current demand 
but also the current challenges tenants are struggling with. When constructing an affordability index it 
is reasonable to adapt it to the specific situation and context. The office market is changing and tenants 
are not using the office in the same way as before. It could be asked whether the recent office trend is 
just a trend or if it is here to stay. Do we really need an office or could it be possible to transform the 
traditional use as workspace into a meeting place? 
 
There are also other factors that may influence the office market for SMEs. The key roles SMEs have 
played in the national economy make them the core businesses representing Swedish enterprise. The 
situation for SMEs is beneficial in many aspects, although they are also struggling with several factors 
such as high costs and creditworthiness. However there are difficulties beyond these factors. A 
problem with trying to identify different factors that would help SMEs find a suitable workspace in a 
central location is that it is difficult to isolate affordability or ability to pay. The commercial property 
market is influenced by Sweden as a whole. Young talents with a lot of passion and innovation drive 
and develop startups. A majority of new businesses are tech companies, which is a problem since it 
takes a lot of knowledge and experience, something that is not supported by the Swedish school 
system. 
 
A different aspect that is interesting to highlight is immigration and integration. There is a lack of 
workforce and top talents. Since Sweden has developed a climate that is beneficial for startups, the 
need for tech workers is huge. Why not make it easier to get a work permit, find a rental apartment 
and make it possible to give out shares to the employees. Many startups, especially unicorns, have 
expressed that something needs to be done about the business climate for SMEs in Stockholm. Or else 
we will be facing a situation where these successful companies will move their business elsewhere, to 
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a country where these types of businesses are supported by legislation, the market and blue chip 
companies.  
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7 Conclusion	  and	  recommendations	  
This chapter concludes the results and data from the study and provides recommendations regarding 
policies. Aspects of affordability and characteristics of affordable solutions could be highlighted from 
representatives in the market. Different perspectives of rental affordability could be combined into one 
possible solution on how to evaluate affordability. The combination of methods generated the 
proposition on how to construct an index based on tenant’s preferences. This gives an opportunity to 
measure affordability by combining the desired flexibility from SMEs and startups, and at the same 
time meet the property owners’ return requirements. 

When defining rental affordability it has to be a relative concept within a certain context since it 
includes the perspective of both tenants´ preferences and market related factors. Thus, it could be 
difficult to isolate affordability when trying to identify affordability solutions that are aimed to help 
startups and SMEs to find a suitable workspace in a central location. 

When constructing a rental affordability index it should be based on factors that reflect the existing 
situation, hence the methodological approach of triangulation would be a solution to describe the 
current market conditions and preferences of tenants.  The index could be used as a consultative 
measurement tool of property owners when meeting the preferences of tenants. 

In summary, the receiving of the proposed index was positive. Property owners, tenants, the real estate 
analyst and the coworking company welcomed this type of affordable aspects and could see the 
benefits of updating the office market. A recommendation would be to continuously evaluate which 
factors should be included in the affordability index in order of maintaining its relevance. 

What could be said is that it does not necessarily have to do with the rent levels, instead the problem 
seems to be the lengths of the contract periods, demand on creditworthiness from property owners and 
the struggle of combining a changing business climate with the stagnated real estate market. 

In conclusion, a change in supply of office solutions could create business opportunities for property 
owners and coworking companies. At the same time it could ease the situation for startups and SMEs, 
who when it comes down to it – constitute the majority of enterprises in Sweden and nearly half of the 
GDP. It is important to develop rental affordability in order to prevent the loss of the strongly 
contributing enterprises. 
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9 Appendices	  

9.1	   Appendix	  A	  –	  Information	  about	  the	  interviewees	  
Code	   Company	   Representative	   Title	  
P1	   Skandia	  Fastigheter	   Helena	  Ekman	   Head	  of	  Leasing	  
P2	   Vasakronan	   Jesper	  Swedenborg	   Head	  of	  Leasing	  
P3	   Humlegården	   David	  Johansson	   Property	  manager	  	  
P4	   Kungsleden	   Lena	  Bredberg	   Head	  of	  Leasing	  
A1	   Evidens	   Rikard	  Berg	  von	  Linde	   Partner	  

R1	   Cushman	  &	  Wakefield	   Johan	  Zachrisson	   Head	  of	  Agency	  
Leasing	  

R2	   Cushman	  &	  Wakefield	   Marie	  Cronström	   Head	  of	  Occupier	  
Services	  

T1	   Yogobe	   Peter	  Munteneau	   Founder	  and	  CEO	  

C1	   United	  Spaces	   Susanne	  Bermark	   Project	  leader,	  new	  
establishment	  
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9.2	   Appendix	  B	  –	  The	  questionnaire	  of	  the	  survey	  
1.	  Our	  office	  is	  situated	  in	  

o Norrmalm	   o Östermalm	   o Kungsholmen	   o Gamla	  Stan	   o Södermalm	  
2.	  Our	  rent	  is	  

o <	  3000	  
SEK/SQM	  

o 3-‐4000	  
SEK/SQM	  

o 4-‐5000	  
SEK/SQM	  

o 5-‐6000	  
SEK/SQM	  

o >	  6000	  
SEK/SQM	  

o No	  
answer	  

3.	  Factors	  when	  choosing	  office	  

Factor	   Description	   Inferior	  
High	  

Inferior	  
Moderate	  

Inferior	  
Slight	  

Neutral	  
neutral	  

Superior	  
Slight	  

Superior	  
Moderate	  

Superior	  
High	  

Contract	  length	  

Opportunity	  to	  
renew	  and	  
terminate	  the	  
contract	  with	  a	  
higher	  frequency	  
than	  industry	  
standard	  

	   	   	   	   	   	   	  

Office	  space	  
flexibility	  

Possibility	  of	  
termination	  of	  
subdivisions	  prior	  to	  
the	  rental	  period	  
and	  to	  add	  spaces	  
to	  the	  lease	  
contract	  

	   	   	   	   	   	   	  

Activity	  based	  

Possibility	  of	  an	  
office	  where	  
employees	  have	  no	  
permanent	  places.	  
Instead,	  several	  
different	  types	  of	  
sites	  are	  offered	  to	  
support	  the	  
business	  and	  the	  
employees’	  varied	  
tasks	  

	   	   	   	   	   	   	  

Security	  of	  
tenure	  

A	  tenant	  has	  an	  
indirect	  property	  
protection,	  which	  
means	  that	  
compensation	  can	  
be	  obtained	  if	  the	  
lease	  is	  not	  
extended	  

	   	   	   	   	   	   	  

Access	  to	  
service	  

Geographical	  
proximity	  to,	  for	  
example,	  gym,	  food	  
stores,	  dog	  day	  
care,	  dry	  cleaning	  
etc.	  

	   	   	   	   	   	   	  

Public	  transport	  

Public	  transport	  is	  
located	  near	  the	  
office,	  in	  good	  
connection	  to	  
further	  commuting	  
and	  is	  available	  for	  a	  
large	  part	  of	  the	  day	  

	   	   	   	   	   	   	  

Accessibility	  

Opportunity	  to	  
work	  at	  times	  of	  the	  
day	  that	  suits	  you	  
best.	  

	   	   	   	   	   	   	  

	   	  



51	  
	  

Factor	   Description	   Inferior	  
High	  

Inferior	  
Moderate	  

Inferior	  
Slight	  

Neutral	  
neutral	  

Superior	  
Slight	  

Superior	  
Moderate	  

Superior	  
High	  

Digitalisation	  

The	  ability	  to	  
retrieve	  and	  share	  
information	  
regardless	  of	  time	  
and	  place	  

	   	   	   	   	   	   	  

Mobility	  

Technical	  
development	  has	  
contributed	  to	  the	  
fact	  that	  the	  office	  
is	  not	  bound	  to	  a	  
physical	  location	  

	   	   	   	   	   	   	  

Recruitment	  
tool	  

Physical	  design	  of	  
the	  office	  as	  well	  as	  
its	  location	  serves	  
as	  a	  tool	  for	  
retaining	  and	  
recruiting	  
employees	  

	   	   	   	   	   	   	  

Branding	  

The	  office	  has	  
attributes	  that	  
strengthen	  the	  
brand	  

	   	   	   	   	   	   	  

Individual	  
solutions	  

Opportunity	  to	  put	  
a	  spin	  on	  the	  office	  
and	  design	  the	  
workplace	  with	  
interior	  design,	  
technical	  solutions	  
etc.	  	  

	   	   	   	   	   	   	  

Property	  design	  

Light,	  material	  
selection,	  acoustics,	  
installations	  and	  
facilities	  

	   	   	   	   	   	   	  

4.	  Smaller	  office	  space	  in	  favour	  of	  a	  better	  location?	  
o Yes	   o No	  

5.	  Inferior	  location	  in	  favour	  of	  larger	  office	  space?	  
o Yes	   o No	  

6.	  What	  kind	  of	  office	  solution	  do	  you	  prefer?	  

o Flexible	  

Extension	  of	  lease	  contract	  half-‐yearly,	  possibility	  of	  
cancellation	  and	  extension	  of	  subletting	  during	  the	  
rental	  period,	  complete	  concept	  with	  fully-‐fledged	  
office	  for	  quick	  access.	  

o Fixed	  

	  
Fixed	  rental	  period	  3-‐5	  years,	  little	  or	  no	  opportunity	  
to	  change	  the	  size	  of	  the	  office	  space	  during	  the	  
rental	  period,	  possibility	  of	  tenant	  adaption	  based	  of	  
your	  preferences	  before	  occupying.	  

7.	  How	  much	  more	  are	  you	  willing	  to	  pay	  for	  flexibility?	  

o Nothing	   o <	  1000	  SEK/SQM	   o 1-‐2000	  SEK/SQM	   o >	  2000	  
SEK/SQM	  

8.	  How	  much	  compensation	  is	  required	  to	  relocate	  to	  an	  inferior	  area?	  

o Nothing	   o <	  1000	  SEK/SQM	   o 1-‐2000	  SEK/SQM	   o >	  2000	  
SEK/SQM	  
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