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Abstract 

There are diverse participants in the student housing development in campus KTH, in which 

everyone plays a role and has his own claim and influence.  The stakeholder theory provides a 

pluralistic perspective and various analyzing techniques to get a better understanding of the 

question ―who or what really matters‖ in the student housing development process.    

The aim of this paper is to conduct an empirical stakeholder analysis for the student 

accommodation projects in campus KTH. The research work is done using stakeholder 

definitions and analysis techniques derived from relevant literature, based on the stakeholder 

data gained directly and indirectly form interview informants and open sources.  

In the analysis, the author firstly attempts to identify—and map out—the student housing 

project‘s stakeholders and their ―stake‖, influence and claims. The prioritizing of stakeholders 

is then studied based on the stakeholder information aforementioned, using Mitchell etc‘s 

(1997) salience class model. The interactions between multi-stakeholders are also revealed to 

interpret their joint influence on various development activities. Finally, a framework of 

engagement strategies towards individual stakeholders in different stages is formed by the 

author, aiming to provide implications for the stakeholder management of the student housing 

projects.  The conclusion of this study summarizes the main findings of the stakeholder 

analysis. 

Considering subjectivity is the most noticeable limitation in this study, it is suggested that 

future studies focus more on the relatively objective evaluation of importance of stakeholders. 

Questionnaire may be a feasible method to gather reliable information and stakeholder 

analysis techniques derived from the literature can provide guidance to decrease bias in 

stakeholder evaluation and analysis 
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Sammanfattning 
 

Det finns flera olika deltagare för utvecklingen av studentbostäder på campus KTH, där alla 

spelar en egen roll och har sina egna krav och inflytande. Intressentteorin tillhandahåller ett 

pluralistiskt perspektiv och diverse analystekniker för att få en bättre förståelse i frågan "Vem 

eller vad är verkligen avgörande" i utvecklingsprocessen för studentbostäder.  

Syftet med denna uppsats är att genomföra en empirisk intressentanalys för studentboende 

projekten på campus KTH. Forskningsarbetet görs med hjälp av intressentanalysstekniker 

härledda från litteraturen, baserat på intressentdata som erhållits direkt och indirekt från 

intervjuinformanter och öppna källor. 

I analysen försöker författaren identifiera och kartlägga studentboende projektens intressenter 

och deras "stake", inflytande och påståenden. Prioritering av intressenter studeras sedan 

baserat på intressentinformationen ovan, med hjälp av Mitchell etcs (1997) salience-

klassmodell. Samspelet mellan flera intressenter visas också på för att tolka deras 

gemensamma påverkan på olika utvecklingsaktiviteter. Slutligen bildas en ram av 

engagemangsstrategier mot enskilda intressenter i olika etapper av författaren, som syftar till 

att ge konsekvenser för intressenthanteringen av studentboende projekten. Slutsatsen av denna 

studie sammanfattar de viktigaste resultaten av intressentanalysen.  

Att ta hänsyn till subjektivitet är den mest märkbara begränsningen i denna studie, framtida 

studier föreslås fokuserar mer på den relativt objektiva utvärderingen av intressenternas 

betydelse. Frågeformuläret kan vara en genomförbar metod för att samla tillförlitlig 

information och intressentanalys tekniker som är erhållna från litteraturen kan ge vägledning 

för att minska partiskhet i bedömning och analys av intressenter. 
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1 INTRODUCTION  

1.1 Background 

University students are a very special group of people in society. They have a fragile financial 

situation but need affordable accommodation near their places of study to guarantee a full-

time education. The types of student housing differ depending on universities and local 

policies. Students may live in on-campus multi-person dormitory, or in off-campus single 

rooms provided by both public and private agencies. There are also students, who have to 

secure their own accommodation without guaranteed space from school. It is widely agreed 

that the choice of living in student housing, in spite of the variety of buildings, have just as 

important impact on student‘s experience with university as their coursework at school (ICEF 

Monitor, 2013). Student housing provides not only space for accommodation, but also close 

connections between students and their community life.  

Students‘ demand for accommodation also has significant influence on higher education 

institutions. Researches (ICEF Monitor, 2013; Davies et al., 1992) conducting on British and 

American university applicants showed that price, course arrangement and location remained 

the most important factors in university choice, instead of dorm quality or amenities which 

were thought to be meaningful. A student‘s choice of university is apparently related to 

various determinants in education. However, the past few years have witnessed a trend that 

universities and their sponsors spent larger and larger amounts of money in creating and 

updating student dorms, and other campus amenities (ICEF Monitor, 2013). Universities‘ 

decision-making boards seem to believe that limited access to affordable and convenient 

accommodation may act as a deterrent to student recruitment. Although the determinants of 

university choice vary from individual to individual, the availability and affordability of 

student housing are inevitably critical to universities no matter if they are the primary factors 

attracting prospective students. The variety and quality of student accommodation may be of 

less significance considering premier recruitment, but these factors should never be neglected, 

especially in universities where diversity of student needs is to be satisfied in order to 

maintain a favorable environment for students‘ academic work and social development. 

Student housing has also drawn enough attention of public and private sectors in the housing 

market. Students are considered to have relatively high flexibility and adaptability in the 

market since they are not overly demanding customers in terms of building specifics, in spite 

of location and price (Hedalen, 2006). These characteristics of student could, on one hand, 

contribute to a sub housing market with stable demand and low customer requirements, which 

will attracts both public and private investors in to seek profitability. The entrance of multiple 

sponsors will diversify the financial source to secure student housing development when 

universities are facing tight budget. On the other hand, these characteristics of student as 

customers in the housing market could also have a dark side. Due to students‘ weak power 

and legitimacy in relation to the poor financial status, ―sellers‖ in the student housing market 

remain dominating over the quality of product and service. This means students‘ expectation 

of accommodation could hardly be satisfied.  

After all, the non-for-profit feature of student housing distinguishes it from the commercial 

housing market. Although the introduction of private sectors is efficient in some ways, it is 

necessary for local authorities and public organizations to bring in regulations and supervision 

in order to keep the student housing running smoothly in society. 

As stated above，there are diverse participants in student housing, in which everyone plays a 
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role and has his own claim and influence. In the field of organizational management study, the 

stakeholder theory provide a pluralistic perspective in the management of ―any group or 

individuals who can affect or is affected by the achievement of the organization's 

objectives"(Freeman, 1984). The analyzing techniques of stakeholder theory has also been 

extended to the context of construction projects, in which the project managers conduct the 

analysis of the power, interest and influence of key project stakeholders, as well as adopt 

corresponding strategies meshing with the changes of stakeholders as the projects evolves 

(Newcombe, 2003).  

KTH, as one of the biggest international universities in Sweden, chooses to accommodate a 

significant amount of full-time international students in on-campus housing. As a result, the 

management success of student housing projects in campus KTH inevitably becomes a crucial 

factor for KTH to maintain competitive around the world, and should be treated as 

strategically important.  

In this paper, an empirical study of stakeholders will be conducted on the development of 

student housing projects within campus KTH, through adopting up-to-date stakeholder 

analysis techniques based on theoretical researches and surveys, aiming to suggest answering 

management strategies towards individual stakeholders. The outcome of this paper is 

expected to contribute to the management success throughout the life circle of student 

housing projects in campus KTH.  

1.2 Aim of Research 

The aim of this research is to contribute to the on-going development and maintenance of 

student accommodation projects in Campus KTH from a stakeholder perspective. This paper 

also aims to enrich the continuing theoretical research and practice of stakeholder theory and 

techniques with a study on the student housing development.  

The objectives will be achieved through the following studies: 

1. Identify student housing project stakeholders‘ attributes and prioritize their salience 

classes, as well as mapping out the information.  

2. Construct a comprehensive framework of management strategies towards separate 

individuals and groups of stakeholders. 

The research questions are: 

1. Who are the stakeholders in the student housing projects‘ environment? 

2. What ―stake‖ do they have and what do they claim on the student housing? 

3. Who should be paid more attention to among all the stakeholders? 

4. How will their interactions influence the project? 

5. How can the student housing manager manage these stakeholders? 

1.3 Research Scope 

A project is a temporary venture with a clear beginning and end, which requires the 

establishment of a short-lived project team to carry out the activities; and the tactic of a 

project is to deliver a specific product or service (Maylor, 2010). A standard construction 

project generally includes several phases (The constructor, 2017): 1) initiation, which is to 

test the project feasibility and to provide conceptual design; 2) planning of project tasks, 

resource and time line; 3) design and engineering of specifications; 4) implementation of 
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product entity; 5) measurement and monitoring of time, quality and budget performance; 6) 

closure and handing over project to the owner.  

As can be seen from the above, the term ―project‖ focuses mainly on the temporary design 

and construction phases of construction facility, however, the results of construction projects 

are commonly long-lasting buildings with a life of years or decades. Analysis of the project 

from a life cycle (from initiating to demolition) perspective could help the owner better 

understand the roles and influence of various activities and participants to secure the project 

success.  

In this paper, a stakeholder analysis was conducted in an extending ―project‖ phase 

throughout the development process of student housing. The stages which have been looked 

into are: 

 Planning, the ―pre-project‖ stage focusing on the spatial planning of building sites. 

 Architectural design and Construction, the project delivering stage.  

 Operation and Maintenance, the ―post-project‖ stage when the student housing products 

are fully occupied.  

1.4 Structure 

The thesis consists of seven chapters as follows: 

1. Introduction 

This chapter brings in a general introduction to the thesis. It provides the background 

information of subject selection, describes aim of research and research questions, defines the 

research scope as well as concludes the limitations.  

2. Literature review 

This chapter makes a brief review of stakeholder theory, definition of ―stake‖ and 

―stakeholding‖ as well as its analyzing techniques for management purpose based on the 

existing literature. The review also aims to provide a theoretical basis for the empirical 

stakeholder analysis in the continuing case study part.  

3. Methodology 

This chapter illustrates the methodology applied throughout the study. Data collection 

methods and analyzing tools are separately presented.  

4. Project Overview 

This chapter provides information of the on-going student housing projects within Campus 

KTH. One main project and two assisting projects form the case studied in this thesis.   

5. Analysis and Results 

This chapter presents the process of analyzing stakeholder information that has been collected, 

and the results inferred from the analysis.  

6 Discussion 

This chapter summarized the limitations and discusses the possibility of future study.  

7 Conclusion 

This chapter presents the conclusion drawn from the analysis and results part.   
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2 LITERATURE REVIEW  

This chapter made a brief review of stakeholder theory and its analyzing techniques for 

management purpose based on the existing literature. The review also aims to provide a 

theoretical basis for the continuing empirical stakeholder analysis in the case study part.  

2.1 Toward a Stakeholder Theory  

Late in the last century witnessed a major management paradigm shift from the shareholder 

primacy theory to a stakeholder perspective in the field of corporate governance (Amaeshi, 

2010). The arising problems of business ethics and enterprise environmental management 

(EEM), as well as development of corporate social responsibility (CSR) are all be the possible 

reasons jointly resulting in a pluralistic approach that takes wider perspectives in managing 

and organizing firms.  

Stakeholder theory of the firm is an attempt to contend that firms have obligations to a 

diversity of constituents including stockholders, customers, workers, managers and so on 

(Phil Cochran, 1994). 

The stakeholder theory, as embedded in management scholarship and managers‘ way of 

thinking presently, can be traced back to the foundational research of Freeman (1984), in his 

monumental book ―Strategic Management: A Stakeholder Approach‖ (Mitchell et al., 1997). 

Freeman‘s and other scholars‘ following researches have made the stakeholder perspective a 

highly accepted headset, which requires that ―business beneficiaries should be changed from 

stockholders to stakeholders and the latter should be given serious decision-making power‖ 

(Stieb, 2009). 

Over the past 30 years, the studies explaining, proving, expanding, and sometimes criticizing 

stakeholder theory were too plentiful to list. All the researches, even critiques have helped 

enrich and improve the stakeholder theory as it is presented today, and some of the most-cited 

scholars‘ studies are extraordinarily remarkable.  

Donaldson and Preston (1995) presented the three different but mutually supportive aspects of 

stakeholder theory literature: descriptive/empirical, instrumental, and normative, and they 

believed the normative base serves as the critical underpinning basis of all theory forms. His 

study provided an outlook of overall stakeholder literature by then. 

The development of stakeholder theory can never be separated from the discussion on 

corporate social performance (CSP). Carroll (1991; 1999) in his two articles connected 

stakeholder theory with corporate social responsibility (CSR) and developed a pyramid of 

corporate social responsibility (CSR), in which CSR is concluded as economic, legal, ethical 

and philanthropic responsibilities. Clarkson (1995) constructed a stakeholder framework 

grounded in the reality of corporate behavior to provide a methodology for analyzing and 

evaluating corporate social performance (CSP). Hill and Jones (1992) devoted the 

―stakeholder-agency theory‖, providing a distinctive theoretical perspective.  

References to stakeholders and the use of stakeholder analysis as a tool in management 

practice have become increasingly accepted today (Brugha and Varvasovszky, 2000), not only 

in the original corporate governance field, but also expanding to the management of other 

forms of organizations. 
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2.2 Definitions of Stakeholding 

The key questions that have been derived from the stakeholder theory could be: Who is a 

stakeholder? What is a stake? And how does the stakeholder‘s stake count to the organization? 

The answers to these questions will vary and even contest depending on whether the manager 

takes a broad or narrow view of stakeholding (Windsor, 1992). 

2.2.1 Narrow definition  

A narrow view of stakeholder, according to Donaldson and Preston‘s (1995) thesis, is 

presenting a "normative‖ feature in which stakeholder are viewed as ―persons or groups with 

legitimate interests in procedural and/or substantive aspects of corporate activity‖, and these 

functional interests are unilateral (only the stakeholders having interests in the organization, 

not oppositely) and come from intrinsic value. Mitchel et al., (1997) summarized the narrow 

definitions of ―stake‖ as emphasizing the legitimacy of the relationship based upon vested 

interests, contracts, exchanges, legal or moral rights, at-risk status, or moral interest in the 

harms and benefits generated by organization‘s actions. In general, legitimacy is the core 

connotation in defining stakeholding with narrow views. 

Adopting a narrow view can influence the identification of stakeholders and the following 

behaviors, since the managers could be guided to focus only on the relationships with the 

legitimate stakeholders out of the whole community. However, in the reality of management 

practice, the time and resources available to the managers are always in shortage, thus taking 

a narrow view could be a priority for them to concentrate on the key players, preventing being 

distracted by external constraints. (Bourne and Weaver, 2010)  

2.2.2 Broad definition  

One of the most typical broad interpretations of stakeholder is Freeman‘s (1984) classic 

definition as "A stakeholder in an organization is any group or individual who can affect or is 

affected by the achievement of the organization's objectives". Scholars who advise a broad 

view of stakeholding highlight the mutual influence between the stakeholders and the 

organizations. From a broad view, those who acquire power to influence the organization's 

actions, whether or not having legitimate claims, as well as those who could be impacted by 

the organization‘s behaviors can both be considered as stakeholders. (Mitchel et al., 1997) 

The broad definition has a widely connotation which can possibly include any entity as a 

stakeholder in the organization‘s environment. For instance, Starik (1994) pointed out that a 

broad view of the concept may indicate that ―even if no ‗claim‘ is made, no ‗interest‘ 

expressed, nor any ‗right‘ asserted‖, there might still exist some ―stakeholding‖ relationships 

between two entities. 

2.3 Stakeholder Analysis Techniques 

Stakeholder analysis, which has been derived from stakeholder theory, has developed into a 

tool for gathering information and generating knowledge about the participants so as to 

interpret their behavior, intentions, interests and claims; and for estimating the influence they 

bring to the organizations‘ decision-making and implementation processes. (Varvasovszky 

and Brugha, 2000) 

A complete stakeholder analysis consists of various steps, including identifying the right set 

of stakeholders; determining their key characteristics; prioritizing their salience and 

presenting the acquired knowledge in an approach that will assist the project manager 
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implement effective stakeholder management initiatives (Bourne and Weaver, 2010).  

Here in the following text lists the commonly used and accepted stakeholder analyzing 

techniques, approaches and models in separate processes. 

2.3.1 Stakeholder identification techniques 

Stakeholder identification can answer the questions of ―who are the stakeholders‖ and ―why 

managers should consider a certain group of entities as stakeholders‖. In the stakeholder 

identification process, a list of stakeholders will be developed, and also their ―stake‖ will be 

clarified.  

The commonly used dimensions in identifying stakeholders‘ attributes or characteristics are: 

 Stakeholder‘s element of risk-bearing, through investing some resources (capital, material, 

intellectual) or being affected by the firm‘s activities (Clarkson, 1994) 

 Legitimate claims based on ownership, exchange, legal or moral rights, contract et al. (Hill and 

Jones, 1992; Carroll, 1991). 

 Mutual influence, including stakeholders‘ power to influence the organization‘s will, and they 

being affected by the organization‘s activities. (Freeman, 1984; Starik, 1994; Boursne and Weaver 

2010; Mitchell et al. 1997) 

 Behaviours, potential for threat and potential for cooperation (Savage et al., 1991) 

Mitchell et al. (1997) reviewed stakeholder theory and offered a bridging model of 

stakeholder identification, in which stakeholders are identified through three attributes they 

hold over the organizations. The first attribute, power, is set aiming to mark the stakeholders‘ 

ability to influence the project, no matter if they have a legal or moral right to do so. Mitchell 

et al. (1997) describe power as ―a party to a relationship has power, to the extent it has or can 

gain access to coercive, utilitarian, or normative means, to impose its will in the relationship‖. 

It is noteworthy that power is a dynamic attribute and can change according to time and 

environment differences throughout the project lifecycle. The second attribute, legitimacy, 

accommodates stakeholders‘ legal and moral rights over a project or the risk they are bearing, 

which is mostly a requirement from the narrow definition of ―stake‖ (Leung and Olomolaiye, 

2009). Mitchell et al. (1997) use Suchman‘s (1995) definition of legitimacy as "a generalized 

perception or assumption that the actions of an entity are desirable, proper, or appropriate 

within some socially constructed system of norms, values, beliefs, and definitions". Urgency, 

in Mitchell et al.‘ (1997) theory is defined as ―the degree to which stakeholder claims call for 

immediate attention‖. They also argued that urgency is based on both time sensitivity, ―the 

degree to which managerial delay in attending to the claim or relationship is unacceptable to 

the stakeholder‖ and criticality, ―the importance of the claim or the relationship to the 

stakeholder‖.  

2.3.2 Stakeholder mapping techniques 

The need for a clear, visual approach to presenting stakeholders‘ diversity of characteristics 

that might have critical impact on a project‘s success or failure, has given rise to a range of 

mapping techniques by scholars and professionals in the industry over the years.  

Another important framework of mapping stakeholdoers is the matrix with different 

combinations of impact attributes. These are: 1) the Power–Interest matrix and the Power–

Predictability matrix (Newcombe, 2003; Olander, 2007) and 2) the Potential for Threat–

Potential for Cooperation matrix (Savage et al., 1991). In the matrixes, project stakeholders 

can be categorized into four types depending on their power towards the project, their level of 
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interest, the predictability of their actions, as well as their collaborating or threatening 

potentials. Based on the matrix method, managers are able to predict stakeholders‘ behaviors 

as well as formulate answering management strategies.  

 

Figure 1 Power-Predictability matrix and Power-Level of interest matrix 

 (Newcombe, 2003; Olander, 2007) 

 

Figure 2Potential for Threat–Potential for Cooperation matrix  

(Savage et al., 1991) 

2.3.3 Stakeholder prioritization techniques  

Prioritizing the stakeholders could illustrate the question of ―who should the managers pay 

more attention to among competing stakeholders‖, thus enable the managers to better dealing 

with their interests and needs (Manowong and Ogunlana, 2010).  

The approach of prioritizing stakeholders varies according to the criteria adopted. Researchers 

have made numerous attempts to differentiate and classify the stakeholder groups, for 

example, internal and external stakeholders (Madsen and Ulhøi, 2001); primary and 

secondary stakeholders Cleland (1986) as well as voluntary or involuntary stakeholders 

(Clarkson, 1994).  

The most classic stakeholder salience evaluation model is devoted by Mitchell et al. (1997). 

They decided the stakeholder salience classes based upon their possession of the three 

attributes: power, legitimacy, and urgency (as stated in the above text), and laid out seven 

types of stakeholders according to the different combinations of the attribute possession. They 

reached the conclusion that the more attributes a particular stakeholder presented, the more 

salience he has to the organization entity. In addition, managerial implications are also given 
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in their study grounded on the stakeholders‘ salience classes. 

 

Figure 3 Stakeholder Salience Typology  

(Mitchell et al. 1997) 

2.3.4 Identifying stakeholder interactions 

Stakeholders are by no means independent variables and different groups of stakeholders can 

be closely interrelated with each other through formal or informal ties (Leung and Olomolaiye, 

2009). They may have conflicts of interests when interacting or form new allies whose 

interests and influence need to be identified and responded by managers. 

 

Figure 4 Interplay between key stakeholders  

(Leung and Olomolaiye, 2009) 

Leung and Olomolaiye (2009) developed a model to identify the relationships of project 

stakeholders, in which they found internal stakeholders are linked through legal contracts or 

direct interest, while the external stakeholders will also affect the construction product 

through indirect ties. 

To sum up, through the last thirty years‘ development, a stakeholder perspective has been 

embedded in manager‘s way of thinking, and the analysis tools derived from the theory has 
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been commonly used in the management practice. The use of stakeholder analysis helps 

managers understand the project environment and provides an insight on how to strategically 

deal with project stakeholders. 
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3 METHODOLOGY 

This paper conducted a qualitative study of stakeholders. The research methodology in this 

study was presented as follows.  

3.1 Methodology Overview 

 

Figure 5 Methodology overview 

The stakeholder analysis was broken down into the following steps in order to answer all the 

research questions. They are:  

Prerequisite: Defining analyzing perspective; 

1. Developing a stakeholder list; 

2. Identifying stakeholders‘ ―stake‖, objectives and claims (characteristics); 

3. Assessing stakeholders‘ prioritization; 

4. Revealing stakeholders‘ interactions; 

5. Constructing a management strategy framework  

The methods used in the data collection and analysis were illustrated below. 

3.2 Stakeholder Data Collection Methods 

The review of textual open sources and interviews were the methods adopted to collect 

information of student housing stakeholders in this research.  

The stakeholder information consists of the following respects in the specific context of 

student housing in campus KTH: 

 The stakeholder names and roles in different stages of student housing development. 
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 The stakeholders‘ characteristics, including ―stake‖, objectives, expectations, influence, 

as well as potentials. 

 The stakeholders‘ relationships and interactions in the process of student housing 

delivering.  

Collection and interpretation of the stakeholder information are vital to the following 

mapping and classification processes, as well as the step of constructing targeted management 

strategies. It is never reliable and replicable to make assumptions about the stakeholder‘s 

information; the sources of stakeholder information should have references to make sure the 

accuracy and reliability, and surveys can be conducted to gather stakeholder data. (Bourne 

and Weaver, 2010) 

3.2.1 Review of textual open sources 

The information of stakeholders could be partly collected through reviewing the open sources:  

1. Generic stakeholder lists and illustration of stakeholder characteristics derived from 

literature, documentation and websites dealing with construction project management.   

2. Stakeholder objectives and claims stated in the official documentation, annual reports, 

urban plans and websites. 

3. Information board on the construction sites, maps, pictures.  

3.2.2 Interview 

Interviewing, referring to face-to-face conversation, is thought to be one of the most effective 

methods for attaining in-depth data and exploring non-directly observable phenomena in 

social science (Kvale, 1996). The use of interview gives direct access to the informants 

(interviewees) to press for straightforward and explicit answers, and broadens the scope of 

understanding the investigated topics (Alshenqeeti, 2014).  

In this paper, an interview method was used with combination of structured questionnaire and 

semi-structured questions to collect the stakeholders‘ data. 

Interviewees 

The selected interviewees are either representatives of key stakeholders in the student housing 

projects (direct informants), or experienced project leaders or managers who provide with 

reliable insights for identifying stakeholders. 

Interview design 

The interview questions consist of two parts. The first part is a structured questionnaire 

interview (Appendix 1) aiming to identify a list of stakeholders and understand their roles. 

Firstly, an initial collection of stakeholders was formed by the interviewer with the test of the 

question ―which individuals or groups can impact, or can be impacted by the student housing 

throughout its life cycle‖, based on generic stakeholder lists deriving from literature and 

documentation. The list was later presented to the interviewees to be revisited and formed the 

final version of a stakeholder list.  

It is noteworthy that developing a complete list of potential stakeholders will always exceeds 

the time available for analysis and the capability of the techniques. As a result, the 

challenging work is to identify the ―right‖ sub-set of stakeholders who are currently important 

to the project out from the total community (Bourne and Weaver, 2010). Sharing the 

knowledge of the interviewees help the interviewer understand who are really important in the 

student housing‘s specific situation.  
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The second part of the interview is made up by semi-structured questions aiming to identify 

the stakeholders‘ characteristics. A semi-structured interview is a flexible version of 

predetermined questions. The interviewees are provided with a list of topics and questions 

which are carefully designed to ―elicit the interviewee‘s responses on the topic of 

interest‖(Zorn, 2017); the semi-structured questions also ―allow depth to be achieved through 

probe and expand the interviewee's responses‖ (Alshenqeeti, 2014). 

In this research, a list of semi-structured questions and topics was designed to acquire direct 

and indirect information of stakeholder characteristics from the interviewees. (Appendix 2) 

Table 1 Interviewees 

 Title Role 

Susanne Malmgren 
Student housing chief, 

Akademiska hus 

Representative of key 

stakeholder; Student housing 

manager 

Sara Eriksson 

Local project leader 

KTH environment and 

building department 

Representative of Key 

stakeholder; Project leader 

Tina Karrbom 

Gustavsson 

Associate professor at the 

department of Real Estate and 

Construction Management, 

KTH 

Stakeholder; Project leader; 

researcher in construction 

management field. 

Abukar Warsame 

Associate professor at the 

department of Real Estate and 

Construction Management, 

KTH 

Stakeholder; researcher in 

construction management 

field. 

3.3 Stakeholder Analysis Methods 

Method for identification of stakeholders  

The definitions, dimensions and criteria derived from stakeholder theory literature provide 

with some measures and perspectives to identify and map out stakeholders‘ ―stake‖ or 

characteristics. They can be summarized as: 

 Mutual influence, including stakeholders‘ power to impose influence; and how are 

they affected by the project‘s activities. (Freeman, 1984; Starik, 1994; Boursne and 

Weaver 2010; Mitchell et al. 1997) 

 Legitimacy, including ownership, legal or moral interest (right/claim), contract and 

exchange. (Hill and Jones, 1992; Carroll, 1991) 

Method for prioritization of stakeholders 

Once stakeholders have been identified, the following step is to prioritize them. The 

assessment of stakeholder prioritization was conducted based on Mitchell etc‗s Stakeholder 

Salience Model. In the model, stakeholders are identified and prioritized through three 

attributes they hold over the student housing projects on different stages. The more attributes 

a particular stakeholder presents, the more salience he has to the project‘s management. 

(Mitchell etc, 1997). 
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As well, a detailed rating criteria for the attributes was adopted to evaluate a stakeholder‘s 

different degrees of attributes in various stages, based on the design of Bourne and Weaver 

(2010).The connotation and rating criteria of the three attributes were stated in the following 

table.  

Table 2 Connotation and rating instructions of stakeholder salience attributes  

Attributes Rating for attributes 

Power 

The extent to which a stakeholder has access to 

coercive, utilitarian, or normative means
1
, to 

impose its influence on the decision making, 

projects delivering and operation of student 

housing development.(Mitchell etc, 1997). 

High: has high capability to influence 

student housing 

Medium: has moderate capability to 

influence 

Low: has limited or no capability to 

influence 

Legitimacy 

"A generalized perception or assumption that the 

actions of an entity are desirable, proper, or 

appropriate within some socially constructed 

system of norms, values, beliefs, and 

definitions"(Mitchell etc, 1997). 

E.g. ownership, legal or moral interest 

(right/claim), contract and exchange (Hill and 

Jones, 1992; Carroll, 1991) 

High: has great stake in the student housing 

Medium: has moderate stake 

Low: has limited or no stake 

Urgency 

―The degree to which stakeholder claims call for 

immediate attention‖, based on: 

Time sensitivity, ―the degree to which 

managerial delay in attending to the claim or 

relationship is unacceptable to the stakeholder‖ 

Criticality, ―the importance of the claim or the 

relationship to the stakeholder‖ (Mitchell etc, 

1997). 

High: the claim must be responded 

immediately with full attention 

Medium: should be responded 

Low: can be ignored 

Due to time and effort limitations, the evaluation of stakeholders‘ possession of attributes was 

made by the author, according to the implications from previously identified stakeholder 

characteristics and the suggestions from interviewees.   

 

  

                                                           
1
 Power is interpreted from three perspectives 1) coercive power, based on the physical resources; 2) utilitarian power, 

based on material or financial resources; and 3) normative power. (Mitchell etc, 1997) 
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4 PROJECT OVERVIEW 

The purpose of this section is to provide background information of the student housing 

projects that are being implemented in campus KTH. 

The need for student housing in Stockholm is large and the availability of accommodation is 

crucial for the future of the city's educational institutions (Akademiska hus, 2017). An 

adequate amount of housing guarantees researchers and students accommodation and services, 

thus will help them devote to academic work. More of student housing also contributes to 

local's knowledge economy growth and the development of Sweden as a knowledge nation 

(Akademiska hus, 2017).  

Akademiska hus, as the most important state-owned real estate developer in higher education 

field, is looking forward to solve the student housing shortage problem in collaboration with 

universities and other participants from different business backgrounds. In Stockholm, they 

together developed a vigorous plan, the project ―Sthlm6000+‖2, to create more housing for 

students and researchers. According to the plan, they target to build at least a number of 6000 

student housing, with an increase of 50%, in Stockholm region until 2017. 

 

Figure 6 On-going Student housing projects in campus KTH 

The on-going development of student housing projects in campus KTH constitutes a 

significant part of the plan. Being a world's leading education and research institute in 

technology, KTH is seeking to enlarge new student recruitment and increase the number of 

student housing and quality of services to stay competitive. The student housing projects are 

                                                           
2 Information source: http://sthlm6000.se/ 
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being developed with the cooperation work between KTH, Akademiska hus, Stockholm 

municipality and a set of commercial developers and construction companies.  

Project 1 is the main project that is studied in this paper. Project 2 and Project 3 serve as the 

assisting projects providing additional information.  

4.1 Project 1 Teknikringen
3
 

Table 3 Project 1 Teknikringen 

Move in date 2017, 2018/2019 

Number of Apartments 234 

Owner & Developer Akademiska hus 

Architect Utopia Arkitekter AB 

Contractor PEAB 

Property management To be decided 

Leasing and Furniture KTH Accommodation 

4.1.1 The buildings 

Project 1 consists of six buildings surrounded by a brick wall. Five of the buildings will be 

student housing, while the sixth is a smaller house for administration and service.  

 

Figure 7 Architecture rendering of Project 1 

Two of the southern student housing buildings which locate in the park environment behind 

the former Red Cross hospital are six and nine-storeyed tall, respectively. Further north, two 

more student housing buildings are constructed with seven and ten floors respectively, and the 

other one has a six-floor structure. In total, the gross area of the six buildings amounts to 

approximately 13,000 square meters.  

                                                           
3 Information sources: http://www.akademiskahus.se/vara-kunskapsmiljoer/byggprojekt/vara-

byggprojekt/stockholm/studentbostader-kth/ 

http://www.utopia.se/en/projects/teknikringen 
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All the buildings use bricks in various colors and shades to create facades that harmonize with 

the surrounding older buildings in the campus area. House 4 and 5 have petite eaves along 

with the smooth gray concrete tiles on the roof, as well as wide and pointed gables, creating a 

very distinctive form. 

4.1.2 Apartments 

The student housing units consist of mostly two-bedroom apartments that can be shared by 

two students. Triplets and one-room apartments will also be built. In total, 234 apartments are 

going to be created which can accommodate approximately 430 students and researchers. The 

first phase of move-in is scheduled for the end of 2017 and the rest will happen during the 

turning between the year of 2018 and 2019. 

 

Figure 8 Site plan of project 1 

4.1.3 The square 

A square between the new student housing buildings and the existing building of 

Operahögskolan will be built to further contribute to a vibrant campus environment, both for 

the residents and other students. There will also be space on the ground floors with large 

windows open up towards the outside of the wall for commercial or communal activities, 

which aim to activate the area. An inner-wall passageway will meander through the upper and 

lower courtyard levels between the buildings, with planted greenery surrounded.  

These residential buildings will be classified as Miljöbyggnad silver, according to 

Akademiska hus (2016). 

4.2 Project 2 Drottning Kristinas väg
4
 

Project 2 is developed and will be managed by the real estate developer ByggVesta in 

Stockholm. However, the apartments will be leased by KTH without being rented through the 

developer‘s queue. And the properties are owned by Green Property, a real estate company 

                                                           
4 Information sources:  

https://www.byggvesta.se/byggvesta/nya-projekt/kth-lantmateri-studentlagenheter 

http://www.utopia.se/se/projekt/drottning-kristinas-vag 
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owned equally by ByggVesta AB and AFA Real Estate. Architecture is designed by Utopia 

AB in Stockholm. 

Table 4 Project 2 Drottning Kristinas väg 

Move-in date 2017 Spring 

Number of Apartments :102 

Owner Grön Bostad AB 

Property management ByggVesta Property 

Architect Utopia Arkitekter AB 

Contractor Mecon Bygg AB 

Leasing and Furniture KTH Accommodation 

4.2.1 The buildings  

Project 1 constitutes of two buildings both having public halls on the ground floor. One is a 

nine-storeyed building with a white façade and an irregularly-shaped roof using the same 

material and color to create a cohesive volume. Another is a five-storeyed red brick building. 

While the buildings are modern and contemporary, they are designed to adapt to the location‘s 

current landscape. 

 

Figure 9 Architecture rendering of Project 2 

4.2.2 Apartments 

These two buildings contain 50 private rooms with an area of 25-29 square meters, as well as 

50 shared-apartments with an area of 40 square meters, which can be shared by two tenants 

signing separate contracts. Most of these shared-apartments have a balcony.  
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Figure 10 Floor plan of Project 2 

4.2.3 The open courtyard 

The two buildings help create a clearly defined open inner courtyard, which has plenty of 

seats and also locates the storage room for household waste and recycling.  

4.2.4 Construction  

The buildings are built as self-heating, which means that they have extremely low energy 

consumption partly because the builder reuses the heat in the ventilation air.  

4.3 Project 3 Osquldas väg
5
 

Table 5 Project 3 Osquldas väg 

Move-in date: 2017 Autumn  

Number of Apartments 305 

Owner, Contractor Einar Mattsson 

Project 3 consists of three buildings that will provide 305 student housing apartments and also 

research space for KTH Live-in Lab, a research laboratory for housing and building 

innovations, which will be part of the student housing. 

The 305 new student housing units constitute of one-bedroom apartments and will be 

occupied by the autumn of 2017. The project developer Einar Mattsson has an investment in 

the housing amounting to 260 MSEK and also a donation to KTH Live-in-Lab with 15 MSEK. 

This student housing project has been developed in collaboration with KTH, Akademiska Hus, 

the State Property Agency (Statens Fastighetsverk) and Stockholm city.  

  

                                                           
5 Information source: http://www.einarmattsson.se/Vara-Fastigheter--Projekt/Pagaende-och-planerade-bostader/KTH-

Campus/Nyheter1/Forsta-gjutningen/ 
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5 STAEKHOLDER ANALYSIS AND RESULTS 

The effective management of stakeholders is considered as a fundamental key to project 

success (Jergeas et al., 2000). The failure of stakeholder management may give rise to 

undesirable results on the project, such as the conflicts between stakeholders and their 

dissatisfaction of project outcomes. (Manowong and Ogunlana, 2010) In order to achieve the 

goal of successful stakeholder management, a complete and detailed stakeholder analysis 

should be conducted. 

5.1 A stakeholder analysis from whose perspective 

The managers should always have a clear understanding of primary objectives for stakeholder 

management in every particular stage of the project life circle, in order to answer the question 

―who or what really counts to the project success‖ when facing diverse and complex 

conditions. (Newcombe,2003)  

In this paper, the stakeholder analysis was conducted from a student housing manager‘s 

perspective. The student housing manager gets involved in the whole process of student 

housing development, from planning of land use, initiating the projects, delivering the 

projects to operation and maintenance. The student housing manager‘s objectives focused on 

the following aspects, which are derived from Carroll (1991)‘s corporate social responsibility 

theory. 

 Economic objectives, e.g. ensuring the project success in terms of time, quality and cost; 

making profits; 

 Social objectives, e.g. promoting higher education and knowledge economy; 

 Legal objectives, e.g. secure adherence to urban plans, regulations and law; secure health 

and safety; 

 Ethical objectives, e.g. promote public participation; environment protection. 
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5.2 Developing the Stakeholder List 

In this part, the research question of ―Who are the stakeholders in the student housing projects‘ 

environment‖ is answered through developing a stakeholder list.   

Developing the stakeholder list is to define the collection of individuals and groups of people 

who have influence or are influenced by the implementation and outcomes of a project. 

(Bourne and Weaver, 2010)  

Table 5.16 shows the list of stakeholders of student housing in campus KTH，which was 

generated from the results of the interviews.  

Table 6 Stakeholder list of student housing in campus KTH 

Internal Stakeholders External Stakeholders 

Planner & Landlord—Akademiska hus Government authorities 

Owners 
Local: Stockholm Stad (The Building and 

Planning Committee) 

Tenant—KTH Regional: Stockholm County Council 

Professionals 

National: Stockholm County 

Administrative Board 

& Swedish National Board of Housing, 

Building and Planning (Boverket) 

Consultants--Architects and other project 

specialists 
End users—Students & Researchers 

Contractors Teachers 

 
Students and the Student Union of KTH 

(THS) 

Property management teams Local community 

Leasing and furniture--KTH 

Accommodation 
Potential Stakeholder 

 Environmentalists 

5.2.1 Internal stakeholders 

The internal stakeholders are the organizations or individuals who are directly involved in the 

student housing delivering and operational processes. They either hold significant shares of 

the projects, or are the members of the project team being contracted to provide services. The 

internal stakeholder group is one without whose participation the student housing projects 

cannot be delivered (Chinyio and Olomolaiye, 2010). The internal stakeholders in this case 

are: 

Planner and Landlord 

The planner and landlord, in this case, refer to Akademiska hus who develops the campus 

                                                           
6 The list-developing of stakeholders is based on Leung and Olomolaiye‘s (2009) method, in which stakeholders in 

construction are classified into five main groups: clients, consultants, contractors, external public parties and external private 

parties. 



21 

 

plan and outlines the construction of future student housing projects; provides land for the 

construction of student housing. 

Owner  

In this paper, the term ―owner‖ is adopted referring to the companies that finance, produce, 

develop, own and operate the student housing buildings
7
. 

Table 7 Owners in three projects 

Project Owner 

Project 1 Akademiska hus 

Project 2 Grön Bostad AB 

Project 3 Einar Mattsson 

 

Tenant 

In this case, the tenant refers to KTH, who will rent the student housing as a whole when the 

projects are finished and ready to be occupied.  

Professionals 

The professionals are organizations or groups employed by the owner to implement or operate 

the projects through contributing their expertise knowledge, sources and services. The 

professionals include： 

 Consultants，that are architects and other construction engineering specialists. 

 Contractors 

 Property management teams 

Leasing and Furniture—KTH Accommodation  

KTH Accommodation, which is an administrative department of the university, will take 

charge of leasing the apartments and providing furniture when the student housing projects 

are finished and ready to be occupied. The future student and researcher tenants will sign the 

contract with KTH accommodation.  

5.2.2 External stakeholders  

The external stakeholders are those affected by the delivering activities or the outcomes of the 

student housing projects (Chinyio and Olomolaiye, 2010). Compared to the internal 

stakeholders who have critical influence on the student housing project‘s survival, external 

stakeholders are less essential to its durability, at least in most of the stages of a project. But it 

is noteworthy that although some stakeholders are having involuntary (Clarkson, 1995) 

relationship with the student housing projects, they may have great power to impose influence.  

External stakeholders constitute the specific environment in which the student housing 

projects are carried out (Leung and Olomolaiye, 2009). The implementation and outcome of a 

project has critical influence on the individuals and groups within the environment and thus 

their expectations and requirements need to be noticed and responded. The external 

stakeholders are: 

                                                           
7 In project 2, the owner of the buildings is Grön Bostad AB, and the developer is ByggVesta AB. As Grön Bostad AB is a 

company owned by ByggVesta, the functions of ―owner‖ and ―developer‖ are merged in the role of ―owner‖.  
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Government authorities 

The government authorities include several levels in this case: 

 Local: Stockholm Stad, e.g. the Planning and Building Committee 

 Regional: Stockholm County Council (Stockholms läns landsting)  

 National: Swedish National Board of Housing, Building and Planning (Boverket); 

Stockholm County Administrative Board (Länsstyrelsen Stockholm) 

Stockholm Stad is the local authority who takes the ultimate responsibility in spatial planning 

and urban developing. The municipality carries out the Comprehensive Plan (Översiktsplan), 

which guides the long-term land and water area use in the local municipal area (Hägglund, 

2014). The municipality also works as the executing body of physical planning, during which 

general requirements for the position of buildings, design features, provision of infrastructure 

and the protection of environment are regulated by the detailed development plan in 

accordance with the Planning and Building Act (PBL) (Stockholm Comprehensive Plan, 

2009). Besides, the building permit is handled by the municipal Planning and Building 

Committee (Hedström and Lundström, 2014). The committee is also responsible for 

supervising the construction work‘s technical characteristics adherence to the standards set 

out by the laws and regulations (Boverket, 2017). Swedish municipalities have extensive 

authority over local land use; that can be referred to as a ―planning monopoly‖ (Stockholm 

Comprehensive Plan, 2009)   

Regional planning office of Stockholm County Council makes the regional development plan 

(RUFS 2010), in which the regional development growth is specified and infrastructure is 

planned. (Hägglund, 2014)   

At the national level, Swedish National Board of Housing, Building and Planning (Boverket) 

issues the regulations and general advices for construction technical standards, as well as 

monitors the function of the legislation: the Environmental Code and the Planning and 

Building Act, which form the legal basis of physical planning in Sweden. (Boverket, 2017)  

There is no national planning for entire Sweden, however, the state can affect the planning of 

municipalities and regions with national goals and interests represented by the County 

Administrative Boards, based on the Planning and Building Act and the the Environmental 

Code (Hedström and Lundström, 2014, Boverket, 2017). 

End-users 

Students and researchers are the end-users of the student housing projects. They will sub-rent 

the accommodation from the tenant KTH. 

Teachers, students and the Student Union of KTH (THS) 

Teachers and students are the most frequent visitors and users of the facilities in the campus 

area; The Student Association of KTH is the student organization who represents and protects 

the students‘ interests and rights. 

Local community 

The local community refers to the residents living and working in the adjacent area.  

Potential Stakeholder: Environmentalist  

There are no environmentalists that have been identified involved in the development of 

student housing projects in KTH, according to the KTH local project leader and student 

housing chief in Akademiska hus. However, the environmentalists may appear as stakeholders 
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holding moral claims when no attention is paid to the protection of environment. (Interviews)   

 

There are some other organizations and groups which have been excluded from the original 

stakeholder list, taking the interviewees‘ opinions into consideration. However, they are 

considered as somehow related to the student housing projects from the following ways.   

Foundation of Stockholm’s Student Housing (SSSB) and other universities in Stockholm 

The student housing projects within KTH campus belong to a part of the ―Sthlm6000+‖ 

program aforementioned, which is initiated by Akademiska hus with the cooperation work 

between other student housing developers such as SSSB and Stockholm‘s other universities. 

The development work of student housing in campus KTH should keep in correspondence 

with the overall program, in which way SSSB and other universities in Stockholm may be 

related to the student housing projects in KTH.  

Sub-contractors and suppliers 

Sub-contractors and suppliers are professionals who provide reliable services, materials and 

equipment and carry out the construction work (Leung and Olomolaiye, 2009).  In this case, 

the subcontractors and suppliers are contracted by the main contractors; they do not have a 

direct contract relationship and contact with the student housing manager, according to the 

interviewees. 

5.3 Identification of Stakeholder Characteristics  

According to Robert Newcombe (2003), ―project stakeholders are groups or individuals who 

have a stake in, or expectation of, the project‘s performance‖. 

In this part, the research question of ‖what ‗stake‘ do the stakeholders have and what do they 

claim on the student housing?‖ is answered through identification and mapping of stakeholder 

characteristics in different stages of the developing process. 

5.3.1 Planning stage 

The planning stage is the ―pre-project‖ stage, during which the use of land for student housing 

is planned in the KTH campus plan. The stakeholders involved in this stage, and their roles as 

well as interests are explained as followed. 

Planner and Landlord—Akademiska hus & KTH 

The planner and landlord, Akademiska hus develops the campus plan assisted by KTH. In the 

campus plan, the placing of buildings for student housing, planning of infrastructure and 

project delivering time are decided (KTH campus plan, 2014).  

The objectives of developing new student housing projects are specified by Akademiska hus 

and KTH, aiming to provide more accommodation places for students and researchers in 

higher education and to create a vivid and attractive campus area (Akademiska hus, 2017; 

interview). Besides, the student housing projects in campus KTH are a part of the 

―Sthlm6000+‖ program initiated by Akademiska hus to promote the higher education and 

knowledge economy in Sweden (Sthlm6000+, 2017; Akademiska hus, 2017). 

―KTH wants more student housing to be built within the campus.‖— Student housing chief, 

Akademiska hus 

Akademiska hus, as the landlord, provides land for the construction of student housing; KTH 
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is the future tenant who will rent the student housing as a whole when the projects are 

finished and ready to be occupied (Interviews). 

Consultant: White Arkitekter 

The consultant in the planning phase is an architect employed by Akademiska hus to assist 

developing the campus plan with contributing its expertise knowledge (KTH campus plan, 

2014). The consultant is involved as a stakeholder having contracted relationship with the 

planner/landlord. However, the consultant is viewed as a ―short term‖ stakeholder, who 

terminates its ―stake‖ when the contract is closed after the planning stage (Interviews).  

Government Authorities 

Government authorities get involved in the planning of student housing as they enjoy 

executive and legislative power to impose influence, and have legal claims on the student 

housing development: the contents of the plan and the process of plan-making should be 

secured adherence to the upper urban plans, regulations and laws.  

Specially, Stockholm stad, the government authority at the local level is mostly involved in 

the student housing projects, targeting to make sure the plan of campus KTH is made 

according to the Comprehensive Plan (Översiktsplan) of Stockholm municipality and detailed 

development plan in the area.   

At the same time, the Stockholm County Council, the regional authority who issues the 

regional development plan has a legal claim in a broad sense, as the planning of student 

housing should comply with the regional development goals. 

The County Administrative Board, reviews planning in the municipal level with regard to 

human health and safety, national interests, environmental quality standards, shoreline 

protection and issues related to the diverse municipalities in the same county (Länsstyrelsen 

Stockholm, 2017); in this sense they can be counted as a stakeholder generally.  

 ―Akademiska hus has had dialogue with Stockholm Stad and the County Administrative 

Board considering the planning of KTH campus.‖ –Student housing chief, Akademiska hus 

Teachers, students & Student Union of KTH (THS), local community 

As the new construction of student housing will bring permanent changes in the campus 

environment, teachers and students who are the most frequent visitors and users of the facility 

in the campus, as well as local community who resident or work in the adjacent area, may get 

affected.  

―Some local residents complained about the noise from the party that the future young student 

tenants may possibly bring‖— local project leader, KTH environment and building 

department 

These stakeholders have a moral right of public participation to be protected in the planning 

stage of stakeholders. They should be given the possibility to specify their expectations due to 

the changes of local environment. However, these stakeholders obtain very limited power to 

impose any influence.  

Akademiska hus have organized and leaded forums for dialogue which involve various 

stakeholders in the process of making campus plan (when student housing is planned). The 

stakeholders are: KTH as the future tenant, officials from authorities, architects, business 

representatives, teachers and the Student Union (THS) as representatives of students (KTH 

campus plan, 2014). 
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Table 8 summarizes the stakeholders involved and their characteristics in the planning stage 

of student housing development. 

Table 8 Stakeholders characteristics in the planning stage  

Stakeholders 
―Stake‖ 

Objectives & Claims 
Mutual Influence Legitimacy 

Internal stakeholders    

Planner & Landlord—

Akademiska hus 

 

 

Develop KTH 

Campus Plan 

Provide land for 

construction 

Ownership of 

land 

 

 Promote higher education and 

knowledge economy; 

 Create vivid and attractive 

campus area; 

 Create sufficient student 

housing; 

 Ensure participation of 

stakeholders; 

 Ensure adherence to upper 

plans, regulations  and laws; 

 Ensure land use efficiency; 

 Ensure sustainability and 

environmental protection; 

Tenant—KTH 

 

Assist developing 

KTH campus plan 

 

Future tenant 

Contract 

 

 Demand sufficient student 

housing; 

 Ensure university recruitment; 

 Increase service and amenity 

quality within campus; 

 Stay competitive; 

Consultant—White 

Arkitekter 

 

Contribute specialist 

knowledge 

Consultant 

Contract 

 Make economic profits 

 Gain reputation and work 

experience in the frontline; 

External Stakeholders    

Government authorities    

Local: Stockholm Stad 

(The Building and 

Planning Committee) 

Executive and 

legislative power: 

Make the  

Comprehensive Plan 

Legal claim 

 Ensures the campus plan 

comply with the 

Comprehensive Plan 

regulations, and laws; 

Regional: Stockholm 

County Council 

Executive and 

legislative power: 

Make the regional 

development plan 

Legal claim 

 Ensure the campus plan comply 

with the regional development 

plan; 

National: Stockholm 

County Administrative 

Board 

Executive and 

legislative power 
Legal claim 

 Ensure the campus plan comply 

with national interest and goals; 

Teachers 

Limited power; 

Affected by the 

permanent change of 

environment 

Moral right 
 Decrease negative influence to 

local environment 

Student and the Student 

Union of KTH (THS) 

Limited power; 

Affected by the 

permanent change of 

Moral right 
 Decrease negative influence to 

local environment 
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environment 

Local community 

Limited power 

Affected by the 

permanent change of 

environment 

Moral right 
 Decrease negative influence to 

local environment 

5.3.2 Design and construction stage  

In the design & construction stage (project delivering stage), student housing is developed as 

projects with clear start and end dates. The stakeholders involved in this stage, and their roles 

and interests are explained as followed.  

Planner and Landlord—Akademiska hus  

As all the land of student housing projects are owned by Akademiska hus, it is their 

responsibility to decide who is going to develop the building entity (Interviews). In project 1, 

Akademiska hus himself serves as the developer and owner of the student housing buildings. 

However, in project 2 and project 3, the developers are ByggVesta and Einar Mattsson 

respectively, who are two private companies.  

The two private companies are chosen to develop the student housing projects through a 

bidding procedure directed by Akademiska hus. The both sides made a so-called ―long lease‖ 

contract (tomträttsavtal) to deliver the projects: Akademiska hus ‖lease‖ the land to the 

private developers to construct and own the buildings in a long term (Interviews). 

In this paper, the relating companies‘ functions and roles indicated by the terms ―developer‖ 

and ―owner‖ are merged; ―owner‖ is adopted referring to the companies that finance, produce, 

develop and own the student housing buildings
8
.  

Owner 

The owner has definitive influence on the project in the design and construction stage 

(Interviews, Akademisk hus annual report 2016, KTH campus plan 2014): 

 The owner is the initiator of a student housing project, for whom the project is carried out. 

The owner takes the responsibility of coordinating all the participants, organizing 

communication, and making strategies throughout the project delivering process.  

 The owner finances the project, determines the project objectives and goals, and specifies 

the function of the project outcome. 

 The owner remains a dominating level of control over appointment and assessment of 

professionals including architects, specialists and contractors for the project 

implementation.  

 To sum it up, the owner owns the student housing project and has an overall control 

throughout its life cycle. 

Tenant—KTH 

The future tenant of student housing projects, KTH, is not directly involved in the project 

delivering process, since KTH has not been contracted to provide any services nor does it 

hold any share on student housing. KTH is not responsible for providing funding and is not 

allowed to own any property by the law, which results in KTH having no power to make 

                                                           
8 In project 2, the owner of the buildings is Grön Bostad AB, the developer is ByggVesta. As Grön Bostad AB is a company 

owned by ByggVesta, the functions of owner and developer are merged as the owner.  
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decisions in the project delivering process. (Interviews)  

However, local project leaders in KTH‘s environment and building department (MILJÖ-OCH 

BYGGNADSAVDELNINGEN, an administrative department of KTH) take part in a series of 

activities in the project delivering stage. (Interview) 

The project leaders in KTH have the opportunity to give aspects on the proposals provided by 

the candidate developers in the bidding process, although the decision right belongs to 

Akademiska hus. Additional, in the building design process they are invited to specify their 

requirements of project functions, and have a routine meet with the owner throughout the 

delivering process to be informed of what is going on. (Interviews) 

―We were invited to meet with the owners and designers. They listened to our opinions but the 

owner is the one who makes decisions.‖— local project leader, KTH environment and 

building department 

Professionals:  

The professionals are organizations or groups employed by the owner to implement the 

project through contributing their expertise knowledge, sources and services. The 

professionals involved in the design and construction stage include： 

 Consultants，that are architects and other construction engineering specialists. 

 Contractor 

The consultants are highly involved in the design and construction stages of student housing 

projects as they have contracted relationship with the owner to provide services with their 

professional knowledge. 

Contractors are critical internal stakeholders during the construction phase. The main 

contractor and the sub-contractors assigned by the main contractor are responsible for 

completing the project entity in accordance with time, budget and quality standards specified 

in the contract. And the suppliers assigned by the main contractor are appointed to provide 

decent material and equipment for carrying out the project on site (Leung and Olomolaiye, 

2009). The main contractor, however, is the key role who coordinates and supervises all the 

participants‘ work during the construction.  

The professionals are involved as stakeholders since they hold contracted relationship with 

the owner. As a result, the professionals can be viewed as short term stakeholders, who will 

terminate their ―stake‖ when the contracts are closed. 

Government authorities 

Stockholm stad is highly involved in the projects‘ building and construction stage as an 

executive and legislative power who regulates the design and construction of buildings in the 

detailed plan: e.g. height and Volume of buildings, the proportion and size of flats; public 

spaces and provision of infrastructure; protective devices of disturbances from construction 

sites. (Kalbro, 2013) Besides, the building permit is handled by the municipal Planning and 

Building Committee (Hedström and Lundström, 2014). The Committee is also responsible for 

supervising the construction work‘s technical characteristics adherence to the standards set 

out by the laws and regulations. (Boverket, 2017)   

Swedish National Board of Housing, Building and Planning (Boverket) issues the regulations 

and general advice for construction technical standards, as well as monitors the function of 

the legislation. (Boverket, 2017); in this sense they can be counted as a stakeholder generally. 

Teachers, students, local community 
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Teachers and students are the most frequent visitors and users of the facility in the campus 

area. The noise, pollution and disruption to local traffic from the construction work site may 

disturb their living and academic work in a certain period.  

The local community refers to the residents living and working in the adjacent area. During 

the temporary construction period of student housing projects, their life and work may be 

disturbed due to the noise, pollution and disruption to local traffic from the construction site.  

Table 9 summarizes the stakeholders involved and their characteristics in the design and 

construction stage of student housing development. 

Table 9 Stakeholders characteristics in the design & construction stage  

Stakeholders 

―Stake‖ 

Objectives & Claims 
Mutual influence Legitimacy 

Internal 

stakeholders 
   

Planner & 

Landlord—

Akademiska hus 

Decide the owner 

 
Ownership of land 

 Promote higher education and 

knowledge economy; 

 Create vivid and attractive 

campus area; 

 Create sufficient student housing; 

 Ensure land use efficiency; 

 Ensure sustainability and 

environment protection; 

Owners 

Initiate student 

housing projects; 

Finance the project; 

Specify project 

function & goals; 

Appoint and assess 

the project team; 

Coordinate and 

supervise all the 

participants; 

Make decisions and 

strategies; 

 

Ownership of project; 

Long lease 

(Tomträttsavtal )contract 

 

 Ensure project success in terms of 

quality, time and cost; 

 Make profits; 

 Gain reputation and increase 

market share; 

 Ensure the project outcome meet 

the firm‘s goals; 

 Fulfil regulations, standards and 

laws; 

 Ensure health and safety; 

 Ensure sustainability and 

environment protection; 

Tenant—KTH 

 
Limited power 

Future tenant contract 

 

 Demand sufficient student 

housing 

 Specify the needs of functions 

Professionals    

Consultants--

Architects and other 

project specialists 

Contribute specialist 

knowledge and 

services 

Contract 

 Accomplish project tasks in terms 

of quality, time and cost; 

 Make economic profits; 

 Gain reputation and work 

experience in the frontline; 

 Fulfil regulations, standards, laws 

and owner‘s specification 

Contractors 
Provide facilities, 

materials, specialist 
Contract 

 Accomplish project tasks in 

terms of quality, time and cost 
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knowledge and 

services; 

Coordinate and 

supervise all the sub-

contractors and 

suppliers; 

 Ensure health and safety 

 Fulfil regulations, standards, laws 

and owner‘s specification 

 Make economic profits 

 Gain reputation and work 

experience in the frontline 

External 

Stakeholders 
   

Government 

authorities 
   

Local: Stockholm 

Stad (The Building 

and Planning 

Committee) 

Executive and 

legislative power: 

Make detailed plan 

Issue building permits 

Legal claim 

 Ensure the design and 

construction comply with the 

detailed plan, regulations and 

laws. 

National: 

Swedish National 

Board of Housing, 

Building and 

Planning (Boverket) 

Executive and 

legislative power: 

Issue regulations in 

planning and 

construction 

Monitor function of 

law 

Legal claim 

 Ensure the design and 

construction comply with the 

regulations and laws 

Teachers & Students 

Limited power 

Affected by the 

construction work 

Legal and moral right to 

be protected 

 Decrease the noise, pollution and 

disruption to local traffic from 

the construction work site 

Local community 

Limited power 

Affected by the 

construction work 

Moral right to be 

protected 

 Decrease the noise, pollution and 

disruption to local traffic from 

the construction work site 

5.3.3 Operation and maintenance stage 

In the operation and maintenance stage, the student housing projects are closed and fully 

occupied by the end-users. The stakeholders involved in this stage, and their roles and 

interests are explained as followed.  

Landlord—Akademiska hus 

As the landlord of student housing buildings, Akademiska hus becomes the ―shareholder‖ in 

the operation and maintenance stage. The student housing owner has economic responsibility 

towards the shareholder to ensure the rental revenue and profitability. However, Akademiska 

hus is no longer directly involved in the decision making process of the owner‘s activities. 

Despite the decreased power, Akademiska hus still aims to influence the building‘s operation 

and maintenance measures with its energy consumption and sustainability goals (Akademiska 

hus annual report, 2016).  

Owner  

The owner will hold a long-term property ownership during operation and maintenance stage 

of student housing. The owner‘s responsibilities and objectives are implemented through the 

following tasks: 

 The owner appoints and assesses in-house or outsourced property management team 

for the operation and maintenance of facility when the product is fully occupied 
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(Interview).  

 The owner sets the student housing rent based on the market costs and market risks 

(Akademiska hus annual report, 2016). The rent level is a result of diverse factors: 

local general market rent level; the costs of property construction and operation; lease 

terms in the contract; the risk of vacant space and so on (Akademiska hus annual 

report, 2016). They have all been taken into account when the owner is setting the rent 

for the tenant.  

 The owner aims to maintain a high standard of facility for a long period, during which 

the rental revenue and profitability of property is pursued through activities targeting 

to decrease operation costs and find resource-efficient and effective solutions for the 

property maintenance (Akademiska hus annual report, 2015). This is achieved through 

dialogues and cooperation with the tenant and property management team to share the 

experience and knowledge (Akademiska hus annual report, 2015).     

 The owner has additional responsibility to the environment, which is reflected in the 

sustainability goals set by the owner‘s organization. For example, akademiska hus 

aims to decrease the energy consumption and eliminate CO2 footprint in the operation 

activities of their property (Akademiska hus annual report, 2015); The private owner 

in another project, also takes efforts to ensure sustainable property maintenance and to 

meet the standards of energy efficiency. (ByggVesta, 2017, how we manage) 

 In order to generate added value, the owner is also responsible for increasing customer 

satisfaction through understanding their businesses and needs in various dimensions, 

such as the quality of facility and amenity services, the availability of managers, the 

degree of being responsive and so on (Akademiska hus annual report, 2014). 

Additionally, the owner needs to continually adapt the facility to the customer‘s needs. 

(Akademiska hus annual report, 2015) 

Property Management Team  

The property management team will run the operation and maintenance of facilities when the 

student housing project is finished and fully occupied (Interview). They could be either an in-

house property management department within the owner‘s organization, or outsourced group 

having contract with the property owner (Interview).  

A property management team consists of managers and building maintenance and operating 

technicians, who are responsible for the technical and financial work carried out during the 

operation and maintenance stage of a building (Akademiska hus annual report, 2015). They 

accomplish the tasks in accordance with the objectives and goals set by the owner.  Their 

tasks include:  

 Planning and implementing maintenance of facility to reduce or restore unit damages 

and disruptions (Akademiska hus annual report, 2014); 

 Managing heating, cooling, water, electricity and waste recycling in accordance with 

the energy standards set in regulations (ByggVesta, 2017); 

 Contributing to improving energy efficiency and reducing environmental impact in 

cooperation with the owner (Akademiska hus annual report, 2014). 

Tenant—KTH 

The tenant, KTH takes charge of the sub-renting of student apartments. Its responsibilities 

range from deciding the queuing and renting rules, through signing the sub-rent contracts with 

end-users, to setting the sub-lease rent based on the overall rent offered by the owner 
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(Interview). As a result, KTH, as the ―customer‖ of the student housing, have the 

responsibility to ask for transparency in rent-setting (Akademiska hus annual report, 2016).  

Leasing and furniture—KTH Accommodation  

KTH Accommodation, an administrative department of the university, takes care of the daily 

management of sub-renting, as well as furniture provision and maintenance for the tenant. 

The student and researcher tenants sign the contracts directly with KTH accommodation who 

is also responsible for the contract management (Interview).  

End-users 

Students and researchers are the end-users of the student housing projects. As they sub-rent 

the accommodation from the tenant KTH, their living conditions in a certain period are 

decided by the characteristics of the student housing buildings. Accordingly, they have 

expectations on the rent availability, building specifics, amenity and service quality of student 

housing projects, although they obtain very limited power and method to impose their 

influence.   

Table 10 summarizes the stakeholders involved and their characteristics in the operation & 

maintenance stage of student housing development. 

Table 10 Stakeholders characteristics in the operation & maintenance stage  

Stakeholders 
Stake Objectives & 

Claims Mutual influence Legitimacy 

Internal 

stakeholders 
   

Landlord—

Akademisksa hus 

Influence owner‘s 

energy 

consumption and 

sustainability goals 

Ownership of the 

land 

Ensure profitability; 

Ensure 

sustainability 

Owner 

Finance the 

operation and 

maintenance costs 

Appoint and assess 

the property 

management team; 

Ownership of the 

property 

 

Ensure rental 

revenue and 

profitability; 

Maintain high-

quality of facility; 

Stable operation 

with resource-

efficient solutions; 

Ensure 

sustainability; 

Decrease operation 

and maintenance 

costs 

Tenant—KTH 

Control sub-

renting; 

Decide queuing 

and leasing rules; 

Tenant contract 
Require rent-setting 

transparency  

Leasing and 

furniture—KTH 

Accommodation 

Provide and 

maintain furniture; 

Manage sub-

renting contracts; 

Tenant‘s employee  

Maintain high-

quality of facility; 

Ensure sub-renting 

order 
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Property 

management team 

Contribute 

specialist 

knowledge and 

services 

Contract with the 

owner 

Make economic 

profits; 

Maintain high-

quality of facility 

and stable 

operation; 

External 

Stakeholders 
   

End-users Limited power 
Sub-rent Contract 

 

Availability and 

affordability to 

student housing; 

Quality of service 

and amenity; 

5.4 Prioritizing Stakeholders  

In this part, the research question of ―Who should be paid more attention to among all the 

stakeholders?‖ is answered through assessing stakeholders prioritization based on Mitchell 

etc‘s (1997) salience model.  

Table 11 summarizes the stakeholders‘ dynamic possession of attributes in three stages and 

their prioritization suggested by the salience classes. 

 

Table 11 Student housing project stakeholders‘ prioritization  

 Planning Design & Construct  Operation & Maintenance 
 Salience  P* L* U* Salience P L U Salience P L U 

Planner& 

Landlord—

Akademiska hus 

 Definitive H H H Definitive H
-
M 

H H Definitive M H H 

Owner     Definitive H H H Definitive H H H 

Consultants--

Architects and other 

project specialists 

    Definitive H H H  L L L 

Contractor     Definitive H H H  L L L 

Property 

management teams 

     L L L Definitive H H H 

Tenant—KTH Definitive M H H Expectant L H H Definitive M H H 

Leasing & furniture-

-KTH 

Accommodation 

     L L L Definitive M H H 

Local: Stockholm 

Stad  
Definitive H H H Definitive H H H     

Regional* Expectant M M L  L L L  L L L 

National* Expectant M M L Expectant M M L  L L L 
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End users—Students 

& Researchers 

        Expectant L H H 

Teachers Latent L H L Expectant L H M     

Students and the 

Student Union of 

KTH (THS) 

Latent L H L Expectant L H M     

Local community Latent L H L Expectant L H M     

P: Power L: Legitimacy U: Urgency; H: High, M: Medium L: Low  

Regional: Stockholm County Council   

National: Swedish National Board of Housing, Building and Planning (Boverket) & Stockholm County Administrative board 

Interpretation of the stakeholder salience table: 

 The vertical columns show different stakeholders‘ prioritization in a particular stage of 

student housing development.   

 The horizontal rows show a particular stakeholder‘s salience class in different stages of 

student housing development.   

Salience class of stakeholders 

Definitive stakeholders are those who possess all the three salience attributes-power, 

legitimacy, and urgency from the manager‘s perspective and their salience class presents high 

to the manager. (Mitchell etc, 1997), 

Expectant stakeholders, according to Mitchell etc, (1997), are individuals or entities present 

any two of the three attributes-power, legitimacy and urgency to the manager. Their salience 

class appears as moderate.  

Latent stakeholders, however, only shows one of the three attributes when they are identified. 

Their salience class is low. (Mitchell etc, 1997), 

5.4.1 Planning stage 

In the Planning stage, the definitive stakeholders are: Akademisk hus as the planner and 

landlord, KTH, and Stockholm Stad as the local government authority.  

 Akademisk hus is indisputably among the definitive stakeholders in the planning stage, 

who has the definitive high power to decide if a student housing project can be delivered. 

The high legitimacy comes from its ownership of land in the campus area. And the high 

urgency level of its claim arises from its critical relationship with the student housing 

development.  

 The future tenant, KTH, also ranks as definitive stakeholder due to its high involvement 

in the planning stage for student housing. KTH possesses limited power on the decision 

of if a student housing is going to be developed, however, KTH is able to impose its 

strong will of student housing demand on the land owner, as a critical higher education 

institute. The claims or expectations from KTH present legitimate and urgent to the 

student housing manager as the future customer. 

 Stockhold Stad is the local government responsible for physical planning. It imposes 

significant influence through the regulations of land use in the comprehensive plan and 

detailed plan. The legitimacy and urgency level are both high due to the ―municipal 

monopoly‖ in planning.   
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In the Planning stage, the expectant stakeholders are the regional and national government 

authorities. The regional government authority refers to Stockholm County Council, who 

makes the regional development plan. And the national government authority refers to 

Stockholm County Administrative Board inspecting the planning of municipalities and 

regions comply with national goals and interests. These two government authorities both 

acquire the power and legitimacy attributes to be considered as an expectant stakeholder, in a 

broad sense. However, they obtain no urgent claims which need to be replied by the manager, 

if the planning of student housing is conducted with adherence to upper plans as well as 

national interest and goals. .  

In the Planning stage, the latent stakeholders are: teachers, students represented by the 

Student Union of KTH, and local community. These groups belong to latent stakeholders in 

the planning stage, as they present attribute of legitimacy as residents and visitors in the local 

area.   

5.4.2 Design and construction stage 

In the design & construction stage, the definitive stakeholders are: Akademisk hus as the 

planner and landlord, the owner, consultants, contractor, and Stockholm Stad as the local 

government authority. 

 The reason why Akademisk hus is considered as definitive stakeholder in the project 

delivering stage is because it enjoys a high power level to make decisions for project 

design and construction as a landlord. Its high legitimacy level comes from the ownership 

of land; as well its claims are closely related to the project success and should be treated 

with high urgency by the manager.   

 The owner is undoubtedly among the definitive stakeholder in the project delivering stage. 

The owner is the decision maker who has overall control of the project, making it enjoy 

high level of all the three attributes.  

 The professionals, who are consultants and the main contractor, have high scores and 

rankings in this stage. They control the specialist resources which are critical for the 

project success, making them obtaining high power to influence the project 

implementation activities. Apart from that, their high legitimacy levels come from the 

contract relationship with the owner, and their claims appear urgent to the project success.  

 Stockholm Stad regulates and monitors the design and construction of student housing 

strictly using the tools of detailed development plans and building permits. The local 

government has absolute high level of legislative and executive power; the legitimacy 

arises from the student housing project‘s legal responsibility. The urgency level is also 

high due to the municipality‘s requirements concerning the building design and 

construction should be responded and fulfilled by the manager.     

In the design & construction stage, the expectant stakeholders consist of two types 

considering the different combinations of multiple attributes.  

The first type of expectant stakeholder has a high level of both power and legitimacy, while 

possesses low urgency attribute. In this stage, the expectant stakeholder of this type refers to 

the government agency, the Swedish National Board of Housing, Building and Planning 

(Boverket) who issues regulations and monitors legislation function in building design and 

construction. It is both legitimate and powerful, but has no urgent claims if the student 

housing development activities comply with the regulations and laws.  

The second type of expectant stakeholder possesses high levels of both legitimacy and 
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urgency, but acquires very limited power to impose its influence. They are KTH as the tenant, 

teachers, students as well as local community in the design and construction stage.  

 KTH falls into the expectant stakeholder in the design and construction stage as it owns 

limited practical power to influence the decisions in this stage. However, as the future 

tenant, KTH has both high legitimacy level and urgent claims requiring more student 

accommodation in the campus area. 

 The reason why teachers, students and local community are considered as expectant 

stakeholder is because their urgency levels increase in the design and construction stage. 

Their living and working environment may be influenced by the construction work thus 

they gain expectations of less noise, pollution and traffic disruption from the construction 

work site.  

5.4.3 Operation and maintenance stage 

In the operation & maintenance stage, the definitive stakeholders are Akademisk hus as the 

landlord, the owner, property management team, KTH as the tenant, KTH-Accommodation 

responsible for leasing and furniture.  

 Akademisk hus, as the landlord, decrease its power level in the operation and 

maintenance stage, as it is no longer the decision maker. But it remains high legitimacy 

and moderate urgency level as its claims and requirements expect managerial attention.   

 The owner undoubtedly belongs to the definitive stakeholder in this stage, as is has 

controlling power level over the operation and maintenance activities, and works as the 

decision maker. The legitimacy and urgency level are both high, which arise from the 

owner‘s determining relationship with the buildings.     

 The property management team has a high power level as it works as the professional 

who provides expertise operation and maintenance services. The high legitimacy stems 

from the contract relationship with the owner; as well their claims and requirements 

appear urgent to the project success and should be attended to by the manager.   

 KTH, the tenant, who sub-rents the apartments to the end-users instead of the owner, 

obtains a high level of power to enforce its claim during the operation and maintenance 

stage. KTH is also legitimate as being the tenant; the high urgency of its claims stems 

from the close relationship with the operation and maintenance activities.  

 KTH accommodation, who manages the sub-renting, is both powerful and legitimate in 

the operation and maintenance activities. Its claims are also urgent and critical for the 

stable running and renting of student apartments.  

In the operation & maintenance stage, the expectant stakeholder is the end-users. The end-

users is the expectant stakeholder having both legitimacy and urgency attributes, but with 

limited power to enforce its demand of available and affordable student housing. 

5.5 Revealing Stakeholder Interactions 

In this part, the research question of ―How will stakeholder‘s interactions influence the project‖ 

was answered.  



36 

 

 

Figure 11 Student housing project stakeholders‘ mutual-relationship 

Stakeholders are by no means independent variables and different groups of stakeholders can 

be closely interrelated with each other through formal or informal ties (Leung and Olomolaiye, 

2009). They may have conflicts of interests when interacting or form new allies to together 

impose their influence. These interactions and influence need to be identified and responded 

by the manager.  

All of the stakeholders shown below can exert significant influence over student housing 

projects through their mutual interactions. 

5.5.1 Akademiska hus and the owner 

Akademiska hus builds its relationship with the owner in a formal way, which is called ―long 

lease‖ contract (tomträttsavtal). The close interactions between these two parties affect the 

activities of initiating, designing and construction in the student housing development 

critically.  

Akademiska hus has not been allowed by government to develop student housing until the 

development of the building in project 1 (Interviews), and that is the reason why it only 

played the role of planner and landlord in both project 2 and project 3. In these projects, 

Akademiska hus still imposes critical influence through planning building sites, as well as 

leasing its own land to private owners for developing and owning buildings.  

During the project initiating period, Akademiska hus is able to determine the preliminary 

design of building by choosing among different bids. However, in the later project delivering 

and operation stage, it can no longer make decisions directly. The way it takes to effect 

student housing is through interacting with the owners: participating and giving advice in the 

decision-making process. Exactly speaking, the owner becomes the one, who makes decisions, 

decides objectives and goals for the projects, as well as control and coordinate the activities of 

all the participants in these stages. 

However, in project 1, Akadesika hus works as the most important stakeholder who plays the 

roles of planner, landlord and owner, making decisions directly throughout the lifecycle of the 
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student housing projects. 

5.5.2 Akademiska hus, owners and KTH 

Akademiska hus and KTH have a long-term exchange relationship with each other, as 

Akademiska Hus is landlord for most of KTH's premises. And they are now trying to expand 

their collaboration into larger research, education and innovation area (Akademiska hus, 

2017).  

Although KTH has a large and urgent demand for student housing (Interview), it can by no 

means lead the development of student housing because it is not allowed to own or develop 

any premises by the Swedish legislation (Interview). Therefore, in order to meet the demand, 

KTH has to pressure Akademiska hus, urging it to take initiative in planning student housing 

projects through the campus plan. 

Before Akademiska hus is allowed to develop student housing, there have not been enough 

incentives for it to let other developers develop its own land (Interview). In projects like 

project 2 and project 3 (private companies develop and own the buildings), it usually takes a 

long time for KTH to negotiate before receiving clear answers. In contrast, project 1, which 

was proposed after Akademiska hus having the permission to build student housing, runs 

quickly and successively under the smooth cooperation between KTH and Akademiska hus. 

In the project delivering stage, KTH still has no practical power to impose direct influence on 

decisions about the design and construction of student housing. However, as the lease contract 

is already signed when decisions are taken on new projects (Akademiska hus annual report 

2015), KTH can participate in the decision-making meetings and specify claims to the owner 

as the future tenant. Despite that, KTH‘s capacity for making any differences mainly depends 

on the owner‘s attitude toward customer satisfaction. 

As above, there is no doubt that KTH has a large and urgent demand for student housing, but 

before the projects are completed, it can only implement its claims by interacting and 

cooperating with Akademiska hus as well as the owners. 

5.5.3 Akademiska hus, teachers, students as well as local 
community 

Teachers, students and local community are the external stakeholders who constitute the 

specific environment in which the student housing projects are implemented. And the project 

implementation and outcomes in turn affect the interest and activities of those stakeholders in 

this environment. Even though the influences these external stakeholders hold are quite 

limited, if not considered and dealt with properly, conflicts of interest may emerge and lead to 

severe negative impact on the projects. The stakeholder management process thus was 

defined by the scholar as ―aiming at maintaining the desired implementation of the project 

and avoiding unnecessary conflict and controversy with stakeholders‖ (Olander and Atkin, 

2009). 

In the cases studied in this paper, few negative potentials and conflicts of interest are 

identified from the external stakeholders. On one hand, the projects are considered in line 

with public interests (Interview); on the other hand, in the process of making campus plan and 

project implementation, Akademiska hus organizes forums for dialogues involving various 

stakeholders and regular emails are sent by Akademiska hus providing appropriate and timely 

information of project to relevant individuals and groups (Interview). Both of the 

communication and interaction measures keep stakeholder environment in a stable state, 

which ensures the project proceeds smoothly. 
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5.6 Constructing Stakeholder Management Strategy  

In this part, the research question of ―How can the student housing manager manage these 

stakeholders‖ was answered through constructing a comprehensive framework of 

management strategies.  

There are four levels of management strategies constructed by the author, based on the 

implications from previous analysis of stakeholders‘ characteristics, prioritization and 

interactions. A diversity of strategy is suggested to be undertaken towards an individual 

stakeholder in different stages, as showed in the following framework, in order to fulfil the 

student housing manager‘s objectives on the project and strengthen the relationship with more 

committed and satisfied stakeholders (Manowong and Ogunlana, 2010).  

Table 12 Student housing stakeholders‘ management strategy framework  

 Planning Design & Construct 
Operation & 
Maintenance 

 
Prioritiza

tion 
Strategy 

Prioritizati
on 

Strategy 
Prioritiza

tion 
Strategy 

Planner& Landlord—

Akademiska hus Definitive Accomplish Definitive Accomplish Definitive Collaborate 

Owner   Definitive Accomplish Definitive Accomplish 

Consultants--Architects 

and other project 

specialists 
  Definitive Collaborate   

Contractor   Definitive Collaborate   

Property management 

teams     Definitive Collaborate 

Tenant—KTH Definitive Collaborate Expectant Consult Definitive Collaborate 

Leasing & furniture--

KTH Accommodation     Definitive Collaborate 

Local: Stockholm Stad Definitive Collaborate Definitive Collaborate   

Regional* Expectant Consult     

National* Expectant Consult Expectant Consult   

End users—Students & 

Researchers Expectant Consult Expectant Consult Expectant Consult 

Teachers Latent Inform Expectant 
Inform 

 
Latent  

Students and the 

Student Union of KTH 

(THS) 
Latent Inform Expectant 

Inform 
 

Latent  

Local community Latent Inform Expectant 
Inform 

 
Latent  

Regional: Stockholm County Council   

National: Swedish National Board of Housing, Building and Planning (Boverket) & Stockholm County Administrative board 
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First Level: Accomplish  

This strategy should be adopted by the manager to the stakeholders who directly make 

decisions and objectives for the student housing development. Their claims and requirements 

always rank the first-place and need to be responded, executed and accomplished by the 

manager as soon as possible.  

In this case, these stakeholders: Akademiska hus as planner and landlord in the planning stage 

as well as in the design and construction stage; the owner throughout the project lifecycle. 

Second Level: Collaborate  

Definitive stakeholders with high ability to impose influence, high legitimacy and urgency 

attributes essentially need to be involved in all activities in a specific project stage according 

to their interest (Mitchell etc, 1997, Manowong and Ogunlana, 2010). They do not directly 

belong to the decision making group; however, they acquire power and status to impact the 

decisions making process with their own claims, or contribute specialist knowledge and 

services which are critical to the project survival.  

The manager should collaborate with these stakeholders to ensure that their claims are 

constantly understood, considered, and reflected in the decision making procedure 

(Manowong and Ogunlana, 2010). Additionally, their interests need to be satisfied and 

achieved due to the economic responsibility the project takes for them. It is noteworthy that 

some of them are not irreplaceable for the student housing development, such as the 

professionals who build their relationship with the projects by contracts.  

In this case, these stakeholders are: Akademiska hus as the landlord in the operation and 

maintenance stage, the professionals throughout the project life cycle, KTH as the tenant in 

the planning as well as in the operation stage, KTH accommodation in the operation stage, 

and Stockholm stad in the planning stage as well as in design & construction stage.   

Third Level: Consult  

This is the strategy that should be applied to two types of expectant stakeholders.   

1, The expectant stakeholders with higher legitimacy and urgent expectations but lower power 

depend upon others to carry out their will (Mitchell etc, 1997). They should be consulted by 

the manager through formal presentations and scheduled meetings in order to specify their 

opinions and expectations for fundamental decisions that will directly or indirectly influence 

their interest (Manowong and Ogunlana, 2010). The consultation with the expectant 

stakeholders helps adjust the decision making process to obtain higher levels of stakeholder 

satisfaction.   

In this case, these stakeholders are: KTH as the tenant in the design and building stage, and 

the end users.  

End-users have the most urgent demands for the availability and affordability of student 

housing, but there are rarely effective ways for them to state and enforce their demands. 

Akademiska hus and KTH, according to the analysis in this paper, serve as the best media for 

end users to specify their demands and requirements. These two organizations should provide 

more opportunities for end-users to participate in the decision making process and voice their 

views and claims. One problem is that it is hard to identify the future end-users of student 

housing in the project planning and delivering stages. Instead, student committees or other 

independent organizations that represent future end-users‘ interests, should be more involved 

in the project initiating and delivering stages.   
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2, The expectant stakeholders that are both legitimate and powerful also expect and receive 

managerial attention (Mikalsen and Jentoft, 2001). They should be consulted by the manager 

through formal presentations and scheduled meetings in some cases in order to specify their 

requirements for the student housing decisions and monitor the activities to ensure the 

measures are all taken in accordance with their claims.   

In this case, these stakeholders are the national and regional government agencies in the 

planning stage as well as in the design and construction stage.  

Fourth Level: Inform 

This level suggests the minimal degree of stakeholder involvement. 

 ―Inform‖ should be the main strategy that applies to the expectant stakeholders with 

legitimacy but moderate urgent claims, as well as latent stakeholders with absent power and 

urgent claims, but higher legitimacy. 

These stakeholders need to be kept informed of decisions taken and changes happening within 

the student housing projects that may affect them directly. Directly involving them in the 

development activities will consume extra time and efforts. Instead, dialogues and informal 

talking could serve as the possible methods to identify their claims and needs.    

It is rarely that they would play an active role in decisions making. However, if there 

appeared a particular issue having extremely severe impact on them, it is likely that serious 

consideration would be given to revising the decision that had been made (Manowong and 

Ogunlana, 2010). 

In this case, these stakeholders are the teachers, students and local community in the project 

planning, design and construction stage.  
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6 DICUSSION 

The necessity of performing a stakeholder analysis stems from the social responsibility the 

student housing projects hold to different stakeholders, such as economic responsibility to the 

owner, legal responsibility to the government agencies, and ethical responsibility to the local 

community, etc. (Clarkson, 1995). The stakeholder analysis helps the manager identify and 

acknowledge concerns from various stakeholders, and maintain, even increase acceptance of 

the project, thereby reducing or eliminating potentially damaging conflicts from stakeholders 

and contributing to final success of project implementation (Olander and Atkin, 2009). 

The stakeholder analysis in this study is performed from the perspective of a student housing 

manager, which is a job title existing in Akademiska hus. The importance of stakeholder 

management is acknowledged by Akademiska hus and a corporate stakeholder analysis 

belongs to a part of its routine work, in order to ―be in line with the expectations of the 

outside world‖.  

The stakeholder analysis in this research focuses on the student housing projects which are all 

implemented on Akademisk hus‘s land.  Despite the imperfection of information, this study 

may present some new insights for the manager from a stakeholder perspective, which may 

possibly contribute to the development and management of on-going student housing projects 

in the campus; as well it could be applied into future development of premises.   

6.1 Limitations and Suggestions for Future Research  

Acknowledgement of a study's limitations is an opportunity to make suggestions for further 

research (USCLibraries, 2017). There are certainly some limitations in this study that need to 

be addressed. 

Firstly, on account of limited time and information, it is hard to study all the stakeholders 

related to student housing projects. A sub-set of stakeholders are chosen by the author based 

on the results from the interviews, which inevitably results in the neglect of some 

stakeholders that matter (financer, for example). 

Second, although data from open sources such as annual reports, websites and 

documentations help to increase accuracy and credibility of this study, the analysis is mainly 

concluded from the information collected from face-to-face conversations with interviewees 

and the author‘s own interpretation, leading to the subjectivity problem caused by both 

interviewees and the author. The problem is particularly serious in stakeholder prioritization 

section where the importance of different stakeholders is assessed based on the author‘s own 

judgement. 

Finally, the limited English proficiency of the author has a negative impact on the 

understanding of what interviewees actually wanted to express during the interview. There 

may possibly exit some information gap between analysis results and reality. 

Given the limitations mentioned above, subjectivity is the most noticeable problem in this 

study. Therefore, it is suggested that future studies focus more on the relatively objective 

evaluation of importance of stakeholders. Questionnaire may be a feasible method to gather 

reliable information and stakeholder analysis techniques derived from the literature can 

provide guidance to decrease bias in stakeholder evaluation and analysis. 
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7 CONCLUSION 

The aim of this research is to contribute to the on-going development and maintenance of 

student accommodation projects in campus KTH by providing a stakeholder analysis. The 

main content includes identifying stakeholders‘ characteristics, prioritizing their salience 

classes and constructing a comprehensive framework of management strategies towards 

individual stakeholders. In brief, the goal is to acquire a better understanding of the question 

―who or what really matters‖ in different stages of student housing development in campus 

KTH. 

There is a range of literature proposing stakeholder theory as well as practical analysis 

techniques, which provide guidance for conducting stakeholder analysis and management 

practice. However, the application of these theory and techniques must be adapted to the 

specific features of the case being studied. 

Based on the stakeholder data gained directly and indirectly from interview informants and 

open sources, this research conducts an empirical stakeholder analysis using definitions and 

analysis techniques derived from relevant literature.  

The following points provide a quick and brief view of the results concluded from the 

stakeholder analysis. 

1. The stakeholder community is not static. An individual stakeholder that is essential to 

project success in one stage of the project may not be critical in other stages of the project. 

For example, KTH, as the tenant, is highly involved in the student housing planning stage. 

However in the building design and construction stage, its engagement decreases.  The 

student housing manager needs to monitor and respond to the dynamics of stakeholder 

prioritization status.  

2. Different stakeholders are interrelated with each other through formal or informal ties. 

The interactions of multi-stakeholders jointly influence the activities of student housing 

development throughout its lifecycle. For example, interactions and cooperation between 

Akademiska hus and KTH have definitive impact on decisions in the planning stage. The 

manager needs to identify these interactions and take answering strategies.  

3. Akademiska hus and the owner of the buildings are the stakeholders who take the 

initiative in developing new student housing projects in campus KTH. They are the 

decision makers throughout the project life cycle, although their status may change over 

time.   

4. Since the lease contracts are already signed when decisions on new project are made, 

KTH ranks as a critical stakeholder throughout the student housing development process 

as the future tenant. Part of its influence comes from the status as a leading higher 

education institute, who can pressure the landlord to facilitate the development of new 

student housing. The student housing projects cannot be implemented without the efforts 

taken by KTH and its staff.  

5. Professionals are the contracted stakeholders that provide specialist knowledge and 

services in a specific stage. They appear as ―short term‖ stakeholders to the manager 

since they leave the stakeholder community when their contracts are terminated. Their 

claims and requirements are essential to decision making and the manager should 

collaborate with them to ensure project success. However, their places could be replaced 

by any other qualified organizations.  
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6. Stockholm Stad, the local government, belongs to the external stakeholder group that has 

an involuntary link with the student housing projects. However, the municipality obtains 

a controlling power to determine the project‘s planning, design and construction activities, 

due to the so called ―planning monopoly‖ it possesses in the specific context of this case. 

It presents as a definitive stakeholder whose requirements and claims should be satisfied 

by the manager.  

7. End-users have the most urgent demands on the student housing projects among the 

stakeholder community, but obtain limited power to enforce their claims. Seeking 

advocacy and assistants from more powerful stakeholders (e.g Adademiska hus and KTH) 

as well as building alliances (student committees) stand out as significant strategies in 

order to provide end-users more chances to specify their needs and claims in the decision 

making process (Mikalsen and Jentoft, 2001).  

8. Teachers, students and local community constitute a significant part of the environment 

in which the student housing projects are delivered. Although these stakeholders have the 

minimal involvement in the development activities, they should be informed of the 

decisions and changes that my affect them directly. Apart from that, their participation 

degrees depend on the planner and owner‘s discretion and managerial benevolence 

(Mikalsen and Jentoft, 2001). In the context of this case, it is suggested that teachers, 

students and local community should be involved in some dialogues with the decision 

makers to make their voice ―heard‖, since the student housing project possesses a high 

level of ethical responsibility, which originates from its public-spirited feature, as well as 

the state‘s democracy atmosphere. 
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APPENDIX 1 

Interview 1 The identification of stakeholders—Developing a stakeholder list 

Step 1 

Here is a list of stakeholders in the student housing projects within campus KTH. Please mark 

the stakeholders which you think are critical to the project management with ―‖.  

Stakeholder list for student housing project in Campus KTH 

Internal Stakeholders (Project team) 

Mark with ―‖ if you think it is 

important  

External Stakeholders 

Mark with ―‖ if you think it is 

important 

Owner--Academic house as 

state-owned company 

 End-user--Students  

Initiator--Academic house & 

KTH 

 End-user—Retailors  

Tenant--KTH  Stockholm county 

administrative board 

 

Financier   Swedish National government  

Insurance company  

(Financial insurance; 

Construction insurance; Home 

insurance) 

 Environment protection groups  

Consultants--Architects and 

other project specialists 

 Teachers  

Contractor--PEAB  Student association--THS  

Sub-contractors & Suppliers  Community (Neighbours)  

Infrastructure: provision and 

operation  

 Stockholm‘s other universities  

Operation—The owner‘s 

operation department 

 SSSB and other student housing 

providers 

 

Operation-- KTH 

Accommodation 

 Other student housing projects in 

Campus KTH 

 

Stockholm Municipality & 

Planning department; 

Infrastructure department, 

Civil service department 

   

Step 2 

Please write down the stakeholders whose names have not been included in the list above, and 

please state why do you think these individuals or organizations are important to the 

management of student housing projects in Campus KTH. 

Stakeholders name:                                                               

 

Why they are important:                                                            
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APPENDIX 2 

Interview 2 Semi-structured questions and guide topics 

Professors: 

 Which stakeholder, do you think, may have negative potentials to the project success? 

 Whose claim, among all the stakeholders, should be valued most and responded 

immediately?  

 Who may have close relationship with each other and form allies to together influence the 

projects? 

 How do you think the conflicts of objectives between stakeholders should be handled? For 

example, the contractors are favour of economic growth, the environmentalist care about 

environments. 

 

Projects manager in KTH: 

 The interviewee works for whom? And his/her role as well as goals? 

 Are you familiar with stakeholder analysis in project management? 

 Who are the clients of each project? 

 Who are the owners of the buildings in the future? 

 Who own the lands in each project?  

 Who will manage the student housing when the construction work fished? For example, 

managing the facilities, leasing the apartments, and with whom the tenants sign their 

contract with?  

 What is KTH‘s role in the student housing project; is KTH also a client?  

 Which stakeholder, do you think, may have negative potentials to the project success? 

 Whose claim, among all the stakeholders, should be valued most and responded 

immediately?  

 Which groups of stakeholders may have close relationship with each other and form allies 

to together influence the project? 

 

Student housing chief: 

 Have you ever been faced with conflicts among the stakeholders? Who may have conflicts 

with each other? How you handle the conflicts? Let‘s say there might be conflicts of 

objectives among different stakeholders.  

 The first part of questions is about your role in Acadamiska hus‘s student housing project.  

1. Could you give me a brief summary of your responsibility?  

2. What is your role? (Are you a Project leader? Will you be involved in the life cycle of the 

project or you just have a short term relationship with the project?)  

(My thesis‘s aim/objective is to analyze the stakeholders in the whole life cycle of the student 

housing, not only in the construction phase, but also in the early initiating, planning stage as 

well as the operation stage.)(Do you think is there a person in Acadmiska hus who plays a 

role that will coordinate or supervise all the other participants‘ work, reply the requirements 

made by the local authorities, communities, local neighbors, tenants throughout the lift cycle 

of the project? If so, how do you call them?)  

 The second part of questions is about Academiska hus‘s objectives and work in different 

phases of a student housing project. 

1. Could you give me a brief summary of the AH‘s student housing project goals/objectives, 

as I know it is Ah‘s first student housing project? 

2. Does AH anticipate any economic profits from the project? 

3. Is the Land owned by academiska hus? Will academiska hus own the building, in a long 

term? Provide the infrastructure? Will you operate the building? Manage the facilities?  
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4. What is Academiska hus responsible for during the project‘s planning phase?  

 Provide the detailed plan? Make sure the plan agreed by the municipality?  

 Do you have to keep contact with municipality? 

 And how do you cooperated with the designer? The architect?   

 How do you get KTH involved in the project planning phase?  

 Have you received any oppositions or negative statements from any individuals or 

groups? Such as environmentalists, neighbours. If so, how did you handle that?  

 The project has any democracy procedure taking the influence from external 

stakeholders into consideration? 

5. What is Academiska hus responsible for during the project‘s construction phase?  

 Did you sign a contract with a construction contractor in this project? 

 Constructing buildings in such a narrow area is very challenging, and since it is in a 

campus, safety becomes extremely important. So are there any specific plans for the 

traffic around the construction site? Any plans for safety? Who do you cooperate with 

in terms of these problems. Was KTH helping? In what ways?   

 Have you received any negative statements about the construction work from any 

individuals or groups? Such as environmentalists, neighbours. If so, how did you 

handle that?  

 What is the different between the project leader in the construction company and your 

role? 

6. What is Academiska hus responsible for during the project‘s operation phase?  

 

 Is academiska hus responsible for the management and operation of the buildings, 

facilities in the future? Will it be your own department or outsourcing companies? 

 Will KTH responsible for the leasing？For the furniture? 

 As I know, only international students are able to rent the apartments in the current 

student housing projects in main campus KTH. So in AH‘s project who can rent the 

apartments in the future? How will manage the queue? 
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