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were chosen to enable the investigation of the three parameters of communication, 

organisational culture, power and trust. The empirics showed that the tenant was often 

excluded from the construction process due to their differing cultural background. The results 

also showed that the tenant was considered to have lower status which was exploited at times. 

In addition, it was found that although opportunistic behaviour was present in the construction 

project, it was a greater internal issue within the tenant organisation. In the conclusion the 

authors recommend construction management to evaluate the consequences of incorporating 

the tenant in the construction meetings as it could lead to less construction errors. They 

further recommend the public organisations to oversee their distribution of resources in order 

to avoid opportunistic behaviour. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 

Acknowledgement 

This master's thesis of 30 ECTS credits constitutes the final stage of the Master's program 

Real Estate and Construction Management, focusing on Construction Project Management. 

The report is written at the Department of Real Estate and Construction Management at the 

Royal Institute of Technology during the spring of 2017. We would like to thank our 

supervisor, Väino K. Tarandi, and all the interviewees from Danderyd Hospital, Locum, 

Forsen, the Royal Institute of Technology, Niras and Akademiska Hus for their time and 

commitment. 

 

Stockholm, May 2017  

Mia Ahmetasevic & Helena Shamoun 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 
 

Examensarbete  
  
  Titel Hur hyresgästen involveras i offentliga 

byggprojekt 
Författare Mia Ahmetasevic & Helena Shamoun 
Institution Fastigheter och byggande 
Examensarbete Master nummer                TRITA-FOB-PrK-MASTER-2017:25 
Arkivnummer                483  
Handledare Väino K. Tarandi 
Nyckelord Offentliga byggprojekt, kommunikation, 

organisationskultur, status, förtroende 
  	  
 
Sammanfattning 
 
Offentliga byggprojekt bidrar med normer för nya tillvägagångssätt och perspektiv inom 

branschen. Ett sätt att förbättra dessa metoder är genom kommunikation och att inkludera alla 

inblandade parter. Syftet med denna rapport är därför att studera hur kommunikation genom 

organisationskultur, status samt förtroende kan påverka inkluderingen av hyresgästen i 

byggprocessen. Två fallstudier, båda med offentliga framtida hyresgäster och offentliga 

beställare, valdes för att undersöka de tre parametrarna av kommunikation; 

organisationskultur, status och förtroende. Empirin visade att hyresgästen ofta uteslöts från 

byggprocessen på grund av sin skiljda kulturella bakgrund. Resultaten visade vidare att 

hyresgästen ansågs ha en lägre status vilket de andra parterna utnyttjade. Dessutom visade 

resultaten att opportunistiskt beteende i byggprojektet var mer tydligt i de interna relationerna 

inom hyresgästorganisationen än i de externa. I slutsatsen rekommenderar författarna 

byggprojektledningen att utvärdera konsekvenserna av att inkludera hyresgästen i 

byggmötena då det kan leda till mindre byggfel. Vidare rekommenderar författarna offentliga 

organisationer att se över distributionen av resurser för att undvika opportunistiskt beteende.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
  



 
 

Förord 
 

Denna masteruppsats om 30 högskolepoäng utgör det avslutande momentet på 

masterprogrammet Fastigheter och byggande, med inriktning Byggprojektledning. Uppsatsen 

är skriven på institutionen för Fastigheter och byggande på Kungliga Tekniska högskolan 

våren 2017. Vi vill tacka vår handledare, Väino K. Tarandi och samtliga intervjupersoner från 

Danderyds sjukhus, Locum, Forsen, Kungliga Tekniska högskolan, Niras och Akademiska 

Hus för deras tid och engagemang. 

 

Stockholm, maj 2017  

Mia Ahmetasevic & Helena Shamoun 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
	  
 
 
 
 
 
 
 
 
 
 

 
 

 



 
 

 
Table of content 
 

1.	   Introduction ....................................................................................................................... 1	  

1.1	   Purpose and Research question ..................................................................................... 2	  

1.2	   Delimitation ................................................................................................................... 2	  

1.3	   Disposition ..................................................................................................................... 3	  

2.	   Theory ................................................................................................................................ 4	  

2.1	   Public Construction Projects ......................................................................................... 4	  

2.2	   Communication in Construction Projects ...................................................................... 5	  

2.2.1	   Organisational Culture ............................................................................................ 6	  

2.2.2	   Power ...................................................................................................................... 7	  

2.2.3	   Trust ........................................................................................................................ 8	  

3.	   Method .............................................................................................................................. 10	  

3.1	   Case Studies ................................................................................................................. 10	  

3.1.1	   The Chosen Case Studies ...................................................................................... 11	  
3.2	   Developing Data .......................................................................................................... 14	  

3.2.1	   Interviews .............................................................................................................. 14	  

3.3	   Secondary Sources ....................................................................................................... 18	  

3.4	   Execution, Ethics and Analysis ................................................................................... 18	  

3.5	   Analytical Framework ................................................................................................. 19	  

4.	   Empirics ........................................................................................................................... 20	  

4.1	   The Tenant Adaptation Process ................................................................................... 20	  

4.1.1	   Case 1: The University Project ............................................................................. 20	  

4.1.2	   Case 2: The Hospital Project ................................................................................. 21	  

4.2	   The Parameters of Communication ............................................................................. 22	  
4.2.1	   Organisational Culture .......................................................................................... 22	  

4.2.2	   Power .................................................................................................................... 23	  

4.2.3	   Trust ...................................................................................................................... 25	  

5.	   Analysis ............................................................................................................................ 26	  

5.1	   Organisational Culture ................................................................................................. 26	  

5.2	   Power ........................................................................................................................... 27	  

5.3	   Trust ............................................................................................................................. 28	  

5.4	   Culture, Power and Trust Intertwined ......................................................................... 29	  



 
 

6.	   Discussion ......................................................................................................................... 31	  

6.1	   Major Findings and Implications ................................................................................. 31	  

6.2	   Limitations and Further research ................................................................................. 32	  

7.	   Conclusion ........................................................................................................................ 34	  

8.	   References ........................................................................................................................ 35	  

Appendices	  

Appendix 1: Interview questions	  

Appendix 2: Locum’s brochure	  

 

  



1 
 

1. Introduction  
Sweden has historically been viewed as a country with strong social values and a strong 

contributing public sector. The public sector has throughout the last six decades helped build 

the Sweden we know today. In recent years, the country has gone through some drastic 

change with unforeseen population growth. The capital Stockholm is one of Europe’s fastest 

growing cities. The large influx of people has additionally pressured already under 

dimensioned and outdated public institutions (Locum (a), 2017). Amongst these are hospitals 

and schools that have not been properly refurbished since the 1960s. These facilities are not 

only old but often fail to meet current work and environmental regulations (Läkartidningen, 

2017).  

 

The public organisations responsible for the maintenance and development of the country’s 

health and educational infrastructure can vary in organisational structure. Two such 

organisations are Akademiska Hus and Locum. The first being one of Sweden’s largest real 

estate owners specialising in educational facilities. The second, Locum, manages healthcare 

facilities and is owned by Stockholm County Council (SLL). The tenants of these 

organisations are also public. Sweden’s leading technical university, The Royal Institute of 

Technology (KTH) in Stockholm, is one of Akademiska Hus’ tenants (KTH, 2017). 

Subsequently, Danderyds Sjukhus (DSAB), one of Sweden’s largest emergency hospitals 

located in Stockholm, is a tenant of Locum (Danderyds Sjukhus, 2017). All of these 

organisations are faced with challenges of distributing their financial resources in order to 

meet public and political demands. 

 

One way to meet these challenges is to rationalise the current work procedures of public 

organisations within the construction sector. These organisations are often characterised as 

large bureaucratic structures that seek stability and refuse change (Borins, 2002). Due to these 

attributes, public sector organisations can at times be viewed as both slow and inefficient. 

This in combination with the industry’s reputation of being inefficient due to poor 

communication and conflict, complicates things further (Kadefors, 2004).  In contrast, public 

organisations also have a significant impact, through their practices and procurements, on 

project outcomes within the entire construction industry (ACCP, 2002). They therefore play 

an important role in setting new standards for the industry, whilst dealing with scarce 

resources. 



2 
 

 

A way of improving work processes within any sector can be done by developing better 

communication practices. Poor communication is commonly known to be one of the main 

reasons projects fail. Earlier research suggests that organisational culture, power and trust are 

three parameters of communication which can hinder or enhance a project’s communication 

(Dainty, Moore & Murray, 2006; Emmitt & Gorse, 2013; Voordijk & Adriaanse, 2005; 

Turker, 2014). In construction, miscommunication occurs at many levels, and is often 

concerned with the communication between the client and the contractor or between different 

designers. It is seldom concerned with the communication between the future tenant and the 

construction team. The reason arguably being that it is a relationship, and thereby 

communication, left to be dealt with by the client and not the rest of the construction project. 

With this perception, in combination with the knowledge of the construction industry having a 

long and fragmented supply-chain, it is the aim of this report to study how the future tenant 

can be incorporated into the construction process through means of communication, within 

public construction projects.  

 

1.1 Purpose and Research question 
The purpose of this report is to investigate how organisational culture, power and trust can 

through communication incorporate the tenant in the construction process. The following 

research question has been developed with the purpose in mind:  

 

How has the tenant involvement in the public construction process been affected by 

professional roles, contracts and opportunistic behaviour?  

 

1.2 Delimitation 
The report’s main delimitation is that it only views two distinct project cases. The study is 

furthermore only concerned with communication in public construction projects, excluding 

the private sector. Another delimitation aspect is that the report only aims to examine human 

communication, not taking ICT tools into any greater consideration. In addition, the study 

only includes certain actors, such as clients, future tenant organisations and representatives 

from the construction management team, leaving out others like different design organisations 
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and contractors. Furthermore, the authors have chosen to study communication through the 

lens of the three parameters organisational culture, power and trust. 

 

1.3 Disposition 
The thesis starts with a theory chapter describing the public construction project in more 

detail, the characteristics of communication in construction and the three parameters of 

communication; organisational culture, power and trust. The theory chapter ends with the 

presentation of the thesis’ analytical framework. Thereafter a method section follows, 

describing and justifying the chosen approach. The results from the two case studies are then 

presented in an empirics section. The empirics are categorised under each of the three 

parameters; organisational culture, power and trust. An analysis section follows with the 

empirics being analysed through the same parameters. Discussion and conclusions are then 

drawn from the analysis section and presented.  
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2. Theory 
2.1 Public Construction Projects 

The state or its agencies are the predominant construction clients in most countries and the 

main client in civil engineering projects (Winch, 2010). Due to this, many private sector 

clients adopt models frequently used by public clients (Winch, 2010). Therefore governments 

have a large impact on project outcomes within the construction industry, through their 

practices and procurement processes (APCC, 2002). The public client can hence be 

represented by institutions on both a national and local level. These procure construction work 

to provide public goods and services without the aim of making a profit (Hartmann, Reymen 

& Van Oosterom, 2008). 

 

The public client can differ from the private client through different organisational and 

environmental factors. In addition, the public client often makes alternative strategic decisions 

as they have other interest and motivations (Hartmann, Reymen & Van Oosterom, 2008). An 

arguably common perception of public-sector organisations, which is supported by earlier 

research, is that they are characterised as large bureaucratic structures that seek stability and 

refuse change (Borins, 2002). Another attribute of public construction clients, according to 

literature, is their tendency of passing on risks to other involved parties (Winch, 2010). 

 

Public clients have, due to financial restrictions, been forced to improve performance of their 

services and to invent new communication practices with stakeholders and suppliers. The 

innovative behaviour is often characterised by a political rather than a genuine agenda (Peled, 

2001; Walker, 2006). This is furthermore supported by Hartmann, Reymen and Van 

Oosterom (2008) who argue that the public construction client is driven by a political context 

rather than a market one. Consequently, the public client’s product represents political 

ambitions manifested in governmental policies (Hartmann, Reymen & Van Oosterom, 2008). 

This is arguably not surprising as the public client’s source of funding is the national or local 

budget, fed by taxpayers (Hartmann, Reymen & Van Oosterom, 2008). 

 

 

 

 



5 
 

2.2 Communication in Construction Projects 

Earlier research defines communication as the sharing of meaning to reach a mutual 

understanding and to gain a response (Emmitt & Gorse, 2013). Emmitt and Gorse (2013) 

continue by stating that communication in construction is dependent on the dynamic 

interactions of the various actors involved in the project (Emmitt & Gorse, 2013). The 

construction sector is characterised by its lack of homogeneity with its different disciplines 

and sectors and their various interdependent relationships (Dainty, Moore & Murray, 2006). 

These are all part of a complex communication network which is dependent on reaching a 

common understanding (Dainty, Moore & Murray, 2006). The communication between 

organisations is defined as interorganisational communication, which Turker (2014) 

continues to conceptualise as the relations between an organisation and its stakeholders. 

 

Communication problems also arise between transmitters and receivers of information due to 

the construction supply chain’s length and fragmentation (Dainty, Moore & Murray, 2006). 

To bridge these problems Brownell et al. (1997) state that issues should be discussed and a 

mutual understanding reached before continuing the interaction. In addition, Macmillian 

(2001) argues that members prepared to clarify their assumptions and decisions are 

considered to work better in teams than those who are not. This goes hand in hand with 

Sperber and Wilson’s (1986) claim that a subject can be discussed first when the speaker is 

reassured that the addressee understands the subject. 

 

The ways of communication can be both formal and informal, affecting the communication 

process differently. The formal networks are those defined by organisational structures, rules 

and procedures, and recognized relationships between people, teams and functional 

departments (Dainty, Moore & Murray, 2006). The informal networks, on the other hand, 

emerge from people’s natural way of interacting within the organisation and are considered to 

be the most powerful (Dainty, Moore & Murray, 2006).  The formal communication routes 

can at times be overlooked in favour of the easier informal routes. This way of conduct can 

cause difficulties as informal communication can lead to a greater lack of documentation 

(Emmitt & Gorse, 2013). Informal communication can be the gateway to a successful 

cooperation between actors as it blurs the team member’s professional roles and enables them 

to work together, merging their different professional cultures (Dainty, Moore & Murray, 

2006). In contrast, the formal communication is often regulated by contracts, which have an 
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underlying power element to them (Emmitt & Gorse, 2013). Furthermore, formal 

communication routes through contracts aim to reduce conflicts of interest which are highly 

dependent on trust (Voordijk & Adriaanse, 2005). 

 

2.2.1 Organisational Culture 

Organisational culture is commonly known to have multiple definitions. A classical and, in 

this case, somewhat shortened definition is Schein’s (1992) view that organisational culture 

generally refers to organisational values communicated through norms, artifacts and observed 

behavioural patterns. The fragmented construction industry consists of a number of different 

actors with varying cultures (Boyd & Chinyio, 2006, 104). Each actor brings with them their 

own professional culture, which consists of their own language and communication processes 

(Dainty, Moore & Murray, 2006).  

 

Due to the use of different languages and vocabularies problems of communication can occur 

within the construction project. According to Gameson (1992) professionals use and develop 

words specific to their professional background. People have a tendency of using codified 

language, jargon, which is difficult to understand by outsiders (Dainty, Moore & Murray, 

2006). The use of these terms can come to lead to confusion within the group, if the terms are 

not backed up with adequate background information and explanation. Some words can also 

carry more meaning and information within a certain context and be communicated faster 

when exchanged with other professionals sharing the same language (Emmitt & Gorse, 2013). 

But at the same time, individuals with other professional backgrounds may have a more 

difficult time understanding what is communicated. This gives rise to a certain complexity 

concerning the interactions within the construction project team. The complexity arises from 

the inability people from one culture have of understanding what kind of information is 

required from their counterpart. This can result in a decrease in trust of the quality of 

information received from other cultures (Yang & Maxwell, 2011). 

 

A common issue, according to Dainty, Moore and Murray (2006), is that the project team 

structures itself within its professional groups. Each professional group seeks to protect the 

interest of their members and marks a territory of their particular knowledge (Dainty, Moore 

& Murray, 2006). Yang and Maxwell (2011) reinforce the idea and argue that information is 
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power and that it can be viewed as an asset to protect one’s place and enhance individual 

status and identity.  

 

2.2.2 Power  

A common definition of power is that it is about making things happen by influencing the 

behaviour of another social unit (an individual, group, organization) (Lee, 1987). Power, 

from an organisational view, arises from the nature of communication among actors as well as 

from resource control (Turker, 2014). French and Raven (2001) presents the classical 

scenarios where one party can exercise power over another through rewards, punishments, 

specialisation and resource-dependency. In the construction industry this can be illustrated by 

the client giving a contractor a financial bonus or penalty or a designer having specialist 

knowledge. In the context of the public construction project, a government organisation can 

be more powerful over others, since it executes a fund-raising system or has a legal right to 

punish other organisations (Turker, 2014). 

 

The formal contract forms the most obvious source of power in construction projects and 

binds the contributing organisations together. The contract determines the flow of information 

between the client and contractor (Voordijk & Adriaanse, 2005). It continues to specify what 

the contractor should do and what the client must do in return. Due to information asymmetry 

the contractor’s information and actions need to be monitored in order to avoid opportunistic 

behaviour (Voordijk & Adriaanse, 2005). Opportunistic behaviour is commonly described as 

one party taking advantage of their superior knowledge in order to further their interests.  

 

Contracts also specify the division of responsibility between the parties and subsequently also 

the distribution of power. According to Loosemore (1999) an actor’s responsibility is strongly 

correlated with their risk taking. The patterns of responsibilities in construction projects are 

continually changing due to unexpected problems and are therefore followed by changing 

patterns of power. Therefore the power hierarchy changes during the construction process in 

accordance with the responsibility patterns (Loosemore, 1999). Furthermore, Loosemore 

(1999) found that the most powerful in construction projects emerge with little responsibility 

and the weak with much responsibility. In paradox, the actor appointed with the most 

responsibility was more likely to have been chosen due to their lack of power rather than their 
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level of expertise. This scenario can result in loss for everyone as the interest of all actors are 

connected in a construction project (Loosemore, 1999). 

 

Another relationship to be found is the one between power and trust. Trust follows when 

organisations achieve power because of their specialised skills (Belaya, Török, & Hanf, 

2008). According to Turker (2014) actors frequently interacting with other actors whilst being 

trustworthy, can achieve higher power in relationships. Communication variables like 

frequency of interaction and trust can therefore become alternative sources of power. Earlier 

research has found that public organisations are considered to be both powerful and 

trustworthy (Buğra, 1994; Sozen & Shaw, 2003).  

 

2.2.3 Trust 

According to Lindeberg (2000), the concept of trust concerns the expectancy that the one who 

is trusted will abstain from opportunistic behavior. Yang and Maxwell (2011) continue by 

summarising that interorganisational information sharing relationships rely heavily on trust 

building between the organisations involved. This is additionally supported by Klien 

Woolthuis (1999) who distinguished between different levels of interorganisational trust. The 

first level concerns trust propensity - the basic attitude toward other persons as a result of past 

experiences, cultural backgrounds, and other social settings in which individuals operate. The 

second level concerns knowledge of the partner’s competence and capabilities and the 

partner’s tendency to keep from opportunistic behaviour. The third level is when people 

develop feelings about the other that make them trust. This level is based on care, concern, 

honesty and understanding. The fourth level is concerned with routine-based trust, which is 

not a conscious choice.  

 

Trust is additionally influenced by activities in the past and by future expectations (McAllister 

1995; Rousseau et al. 1998; Axelrod 1984). It is also, like power, influenced by the tender 

procedure and contract form used which determines the course of the process and the 

contractors’ strategic behaviour during the rest of the project (Kadefors 2004; Lui and Ngo 

2004; Zaghloul and Hartman 2003).  

 

Trust can improve the relational quality and performance between actors within the 

construction project as it affects the level of knowledge spillover while it increases 
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effectiveness and cooperation (Bönte, 2008; Seppanen, Blomqvist & Sundqvist, 2007). 

Seppanen, Blomqvist and Sundqvist (2007) further argue that trust absorbs uncertainty and 

reduces perception of risk, transaction costs and opportunistic behaviour. 
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3. Method 

3.1 Case Studies 
Earlier research defines case studies as a strategy for doing research which involves an 

empirical investigation of a particular contemporary phenomenon within its real life context 

(Robson, 2002). Yin (2003) contributes by stating that context is highly relevant as the 

boundaries between the studied phenomena and context in which it is studied, can be diffuse. 

Nevertheless multiple researchers state that case studies can provide deeper insights while 

giving a more profound understanding of a certain process (Yin 2003; Scholz & Tietje 2002; 

Rubin & Rubin 1995; Morris & Wood 1991). Saunders, Lewis and Thornhill (2009) support 

this view by arguing that a case study approach can be a fruitful way of exploring existing 

theory. The authors continue by stating that a case study strategy can help to challenge 

existing theory and also provide a source of new research questions (Saunders, Lewis & 

Thornhill, 2009).  

 

Furthermore, case studies can consist of more than one case. The reasoning behind the usage 

of multiple cases is according to Saunders, Lewis and Thornhill (2009) based on the need to 

establish whether the findings of the first case occur in other cases and, subsequently, the need 

to generalise from these findings. Therefore Yin (2003) argues that multiple case studies can 

be advantageous to a single case study.  

 

Due to an aspect of the thesis’ aim to investigate a particular phenomenon, communication in 

construction, within its real-life context, public construction projects, the authors found that a 

case study strategy would be the most appropriate method choice. Saunders, Lewis and 

Thornhill (2009) additionally recommend the use of triangulation, which refers to the use of 

different data techniques within one study when conducting case studies. Due to this 

recommendation the current study is based on interviews with involved actors, as well as 

supporting documentation concerning each respective case. Additionally, the authors aimed to 

be able to generalise the study’s findings, which was the reason behind the choice of two case 

studies instead of one.  
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3.1.1 The Chosen Case Studies 

The first case study The University Project deals with the refurbishment of two older 

facilities. The case’s future tenant is the Royal Institute of Technology (KTH) which is 

Sweden’s leading technical university, located in Stockholm (KTH, 2017). The client in this 

case is Akademiska Hus, one of Sweden’s leading real estate companies (Akademiska Hus, 

2017). A representative from the future construction management team was chosen to be the 

private consultancy firm Niras.  

 

The second case, The Hospital Project, concerns the refurbishment and construction of an 

emergency hospital in Danderyd, Stockholm. The future tenant in this case is Danderyds 

Sjukhus AB (DSAB). The landlord and client in the case is Locum, a public real estate manager 

specialising in healthcare facilities (Locum (b), 2017). The chosen representative from the 

construction management team was Forsen, a private firm specialised in construction 

management (Forsen, 2017). The two case studies and the involved actors are illustrated in 

Figure 1.  

 

The common ground for the two cases studies is that they both have public, state owned, 

clients and public future tenants. In addition to these, the two cases also have private 

construction management teams active in the procurement and construction phases. 

Furthermore, each case has or plans to use a procurement form of a design-bid-build nature 

(NPL, FPL). The two projects differ in that the University project has not yet reached the 

construction phase, while the Hospital project has. Another differing factor is that the Niras is 

hired by the future tenant, KTH, whilst Forsen is hired by the client, Akademiska Hus.  

 

 
Figure 1: The two cases and the corresponding organisations 
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3.1.1.1 Case 1: The University Project 

The future tenant in the University project is KTH which was founded in 1827 and is 

Sweden’s leading technical university (KTH, 2017). It accounts for one third of the country’s 

capacity of technical research and engineering education at university level. Many of the 

buildings at KTH Campus in central Stockholm are cultural monuments and have a high level 

of architectural class. The campus environment is a supportive part of the KTH brand 

enabling meetings with students from all over the world, in cooperation with the industry and 

international organisations. In addition, KTH’s ambition is to work with innovative 

technology, attractive and creative learning environments with close collaboration with the 

city in order to stay competitive.  

 

KTH’s landlord and subsequently the owner of their premises is Akademiska Hus 

(Akademiska Hus, 2017). Akademiska Hus is one of Sweden’s largest property companies, 

completely owned by the Swedish state (Akademiska Hus, 2017). Akademiska Hus builds, 

develops, and manages educational properties, such as colleges and universities. Their high 

market share puts them as the leading property company for colleges and universities in 

Sweden (Akademiska Hus, 2017). 

 

The University project aims to merge KTH’s administrative departments (e.g. KTH 

Näringslivssamverkan, KTH Innovation, KTH Executive school, KTH Research Office) into 

two joint facilities. The former facilities used to belong to the Red Cross University College. 

The Red Cross foundation sold the buildings to Akademiska Hus in 2010 but continued their 

operation in some parts of the facilities. KTH moved into the main building in 2012 as an 

opportunity to get modern office space and to co-locate most of the University Administration 

departments to the building. In August 2016, The Red Cross University College moved their 

operation into new facilities and KTH has been a tenant since. As a result, KTH envisioned to 

merge the two buildings to one entity of 4000 square meters to co-locate additional 

departments of the University administration to the block. The purpose of the co-location is to 

present an united front, develop KTH’s brand, as well as to make it easier for the departments 

to collaborate across organisational boundaries.  

 

The project is currently in the design phase. KTH has hired a consultant from Niras to 

represent and formulate their needs towards the client and the future construction project 
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team. Unlike the two already presented companies Niras is a private international, 

multidisciplinary consultancy company with offices in Europe, Asia and Africa (Niras, 2017). 

The company’s aim is to provide impartial consultancy in numerous areas such as 

construction, infrastructure, and climate change, to name a few (Niras, 2017). In the current 

case, the Niras consultant’s main area of expertise is construction.   

 

3.1.1.2 Case 2: The Hospital Project 

The main future tenant of the The Hospital Project is DSAB which opened in 1964 

(Danderyds Sjukhus, 2017). The hospital is one of Sweden’s largest emergency hospitals and 

is located in the municipality of Danderyd (Danderyds Sjukhus, 2017). DSAB is completely 

owned by the Stockholm County Council (SLL) and offers specialist care focusing on internal 

medicine, cardiology, orthopaedics, obstetrics, gynecology, surgery and urology (Danderyds 

Sjukhus, 2017).  

 

DSAB’s landlord and the case’s client is Locum, a real estate manager with a total property 

stock of approximately 2.1 million square metres (Locum (b), 2017). The company is owned 

by SLL and has the task to run, maintain and develop properties owned by SLL (Locum (b), 

2017).  

 

The Hospital project concerns extensive new construction and refurbishment of old facilities 

which started in 2015 (Danderyds Sjukhus, 2017). The Hospital project is a part of SLL’s ten-

year investment plan for emergency hospitals in Stockholm (Stockholms Läns Landsting, 

2017). The decision to meet the needs of a growing and aging population will result in 

Danderyd becoming one of Sweden’s most modern hospitals with the capacity of 50 500 care 

days (Stockholms Läns Landsting, 2017). The project includes a new emergency and 

treatment building as well as refurbishment of the existing emergency care center 

(Stockholms Läns Landsting, 2017). Most of the care places will be placed in a single-patient 

room which is supposed to increase the quality of care. The facilities' technical systems will 

also be renovated in order to meet future demands on comfort, energy performance and the 

environment.  

 

The project is in the middle of its construction phase, with many parallel construction 

 projects going on simultaneously. The privately run construction management company, 
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Forsen, is hired to manage the ongoing projects from start to finish. Forsen’s main task is to 

coordinate the planning and construction work as well as handle the procurement processes 

during the two phases (Forsen, 2017).  

 

3.2 Developing Data 
There are a number of ways in which data can be developed and analysed and these often 

depend on the performed type of study. The current study deals with socially constructed and 

therefore many times subjective occurrences. Saunders, Lewis and Thornhill (2009) argue that 

these types, interpretivist studies that are based on subjective perceptions and social 

phenomena, should aim to have a qualitative development of data. A qualitative data 

development can be characterized by a relatively small selection of respondents who are 

interviewed at a more profound level. This type of data development can at times be more 

valuable than that of a quantitative one, according to Collis and Hussey (2009). The authors 

claim that a qualitative study can provide researchers with information on a deeper level. This 

view is furthermore enhanced by Miles and Huberman (1994) who state that good qualitative 

data is more likely to result in random findings and new perceptions. The authors continue by 

stating that qualitative data helps researchers to go beyond initial impressions and evaluate 

earlier preconceptions. With these arguments taken into consideration, the appropriate method 

for this study is considered to be a qualitative one.   

 

3.2.1 Interviews  

3.2.1.1 The Chosen Respondents  

This report is based on two case studies. The first case, The University Project, consists of 

three different organisations: Niras, Akademiska Hus and KTH, and consequently four 

respondents who represent these organisations. The second case, The Hospital Project, has the 

same number of organisations as the first: Forsen, Locum and DSAB, as well as the same 

amount of respondents. The three organisations, in each case, and their subsequent roles can 

be viewed in Figure 2.  

 

Due to the fact that the study is founded on two case studies the selection of respondents 

immediately become non-random. Nevertheless, there are an amount of methods to choose 
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from when selecting respondents from a non-random sample. An arguably suitable method for 

this study was natural sampling which enabled the authors to influence the composition of 

possible interviewees (Collis & Hussey, 2009). In addition to this the authors aimed to find 

principal informants who were considered to be the most knowledgeable respondents within 

the researched area (Voss, Tsikriktsis & Frohlich, 2002). This was done by first contacting 

each case’s construction project organisation (Niras and Forsen) and their Project Leaders 

who then referred to an appropriate respondent Project Leader in the client- and respectively 

future tenant organisation. According to Voss, Tsikriktsis and Frohlich (2002) this is a good 

method if there is a lack of prior knowledge about the respondents. The method can on the 

other hand result in biased information as the initial respondents can have chosen future 

interviewees who then can back up their claims. In order to avoid this, the authors asked 

follow-up questions when deemed necessary. This was done to estimate the level of 

subjectiveness of the given answers. The interviewees, their organisation and their 

professional roles are illustrated in Table 1 and Table 2.  

 
 
Table 1: Respondents in Case 1 - The University project 
 

 
 
 
 
Table 2: Respondents in Case 2 - The Hospital project 
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3.2.1.2 The Execution of the Interviews  

The conducted interviews were of semi-structured nature. According to Saunders, Lewis and 

Tornhill (2009) semi-structured interviews allow the researcher to have some pre prepared 

questions and themes, whilst also giving the researcher the opportunity to ask follow up 

questions which were not thought of before the interview. This means that the questions 

covered can vary between different interviews, although still remaining with the specific 

organisational topic (Saunders, Lewis & Tornhill, 2009). Semi-structured interviews can be 

useful as they, according to Barriball and Alison (1994), give the respondents the opportunity 

to share their own opinions and perceptions and simultaneously enable the interviewer to get a 

deeper understanding by asking more in-depth questions. The authors continue by claiming 

that semi-structured interviews also help resolve possible inconsistencies in the given 

answers.  

 

Due to previous research (Collis & Hussey, 2009; Saunders, Lewis & Tornhill, 2009) 

emphasising the importance of face-to-face interviews, with its encompassing body language, 

face-to-face interviews were chosen over phone interviews.  Saunders, Lewis and Thornhill 

(2009) state that face-to-face interviews can enhance the chance of building trust during an 

interview, which in turn can result in the respondent opening up to more personal questions. 

The authors further claim that phone interviews can lead to lower reliability as the 

respondents are not as willing to participate in discussions.  

 

Another important aspect when conducting face-to-face interviews is to conduct the interview 

at a quite, safe and smooth location (Saunders, Lewis & Tornhill, 2009). This was taken into 

consideration and the interviews were carried out in secluded and comfortable rooms at the 

interviewees’ workplaces. In addition to this, the presence of both authors during each 

interview was considered to be important. According to previous research (Eisenhardt, 1989) 

the presence of all researchers can result in greater observational ability which in turn can 

increase both credibility and validity.  

 

Finally, the general research approach had an abductive character. This means that the authors 

chose to go back and forth between the collected empirical data and the proposed theoretical 

framework (Bryman & Nilsson, 2011). This approach was preferred as it lead to the 

development of a gradual understanding of the researched area.  
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3.2.1.3 Interview Questions and Operationalisation 

The posed questions during the interviews were all derived from the theoretical framework. 

The questions referred to the communicational aspects within public construction projects, 

and how these affect the incorporation of the future tenant in the construction process. The 

operationalisation was conducted according to Table 3. The interview questions can be 

viewed in Appendix 1.  

 

Table 3: Method of Operationalisation 
 

Term Definition Operational definition Example questions 

Public 
construction 
projects 

The part of an 
economy which is 
controlled or 
owned by the 
government 
(Merriam-
Webster, 2017). 

Resources, funding 
structure, flexibility.  

Do you experience 
[insert organisation] to 
be inflexible?  

Communication The sharing of 
meaning to reach a 
mutual 
understanding and 
to gain a response 
(Emmitt & Gorse, 
2013). 

Level of interaction, 
frequency of interaction, 
cooperation 

How do you share 
information with each 
other in the project?  

Organisational 
culture 

Organisational 
values 
communicated 
through norms, 
artifacts and 
observed 
behavioural 
patterns (Schein, 
1992). 

Different spoken 
languages, use of jargon. 
 

How much can be 
understood of what is 
communicated? 
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Power Making things 
happen by 
influencing the 
behaviour of 
another social unit 
(an individual, 
group, 
organization) (Lee, 
1987). 

Professional roles, 
responsibility, contracts, 
resources. 

What tone do actors 
have towards each 
other? 

Trust The expectancy 
that the one who is 
trusted will abstain 
from opportunistic 
behaviour 
(Lindeberg, 2000). 

Information sharing, 
relationships, earlier 
experiences 

Are you confident that 
[insert actor] has your 
best interest at heart? 

 

3.3 Secondary Sources 
In addition to the interviews, documentation of different form was viewed and analysed, in 

order to get a more comprehensive picture of each case. Due to the fact that the material was 

handed to the authors by the different participating organisations it could give a limited or 

biased perception of reality. In that case, this needs to be taken into consideration.  

 

3.4 Execution, Ethics and Analysis 
The empirical development of data was conducted during approximately four weeks. All of 

the interviews were held in Stockholm. Before the booking of the interviews the respondents 

were asked, after being introduced to the subject, if they wanted to participate in the study. 

Right before the interviews the respondents were asked if they agreed upon being recorded. 

They were then reassured that they would be anonymous in the study as the study would use 

pseudonyms instead of their actual names. The abbreviations can be viewed in Table 1 and 

Table 2. Each interview was thereafter recorded and transcribed. The data was first sorted 

within the two cases and then by the viewed parameters presented in the following theoretical 

framework, see Figure 2. Similarities and differences in the respondent’s answers were 

identified in order to distinguish patterns and common occurrences within the area.  
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3.5 Analytical Framework 
The analytical framework developed by the authors has its foundations in the presented theory 

and can be viewed in Figure 2. The current study focuses on a public perspective and 

therefore the foundation in the model is chosen to be public construction projects. As the aim 

of the report is to study how the future tenant can be incorporated through means of 

communication into the construction process within public construction projects, the 

communication box follows. Communication is, according to the authors, affected by the 

three parameters organisational culture, power and trust and these are therefore placed above 

communication in the model. These parameters are intertwined, which is illustrated by the 

two-way arrows. The analytical model aims to describe the thesis’ main area of interest, the 

incorporation of the tenant in public construction projects through means of communication in 

public construction projects   

 

 
Figure 2: The Analytical Model 
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4. Empirics 
4.1 The Tenant Adaptation Process 
4.1.1 Case 1: The University Project 

The University project was according to the respondents initiated early on by a number of 

different functions at KTH (NPL; KTHPM; KTHT). The future tenants were initially offered 

another placement for which they had planned, but this was later given to another function 

(KTHT). According to the respondents the incident caused them to be a bit precocious 

towards the KTH higher management’s promises concerning new office locations (KTHT). 

Due to the tenants already having somewhat of an idea of what they desired for their 

operations, the head of each department joined forces and created a vision document for the 

future joint work space (NPL; KTHPM; KTHT). This document was then given to KTH’s 

Property Management who in turn hired the interviewed Project Leader from Niras and an 

interior decorator (NPL; KTHPM).  

 

These two then started the tenant adaptation process by visiting the different departments and 

interviewing the employees. The questions were concerned with their current work 

environment and the envisioned future work space (NPL; KTHPM). The questions about the 

current work environment focused on the number of employees, the number of visitors, and 

reasons behind the current placement (NPL; KTHPM). Thereafter the pair returned to the 

departments with sketches of possible solutions and asked the different functions for 

feedback, which they got (NPL; KTHPM; KTHT). A rough draft was then presented to the 

Property Management team at KTH, and soon after to the heads of the different departments 

(NPL). The Property Mangement team then presented the draft to the University’s Registrar 

[förvaltningschef] who approved the proposal (KTHPM).  

 

After this stage a pre-study [programhandling] was initiated and lead by the Project Leader 

from Niras in cooperation with the Property Management team at KTH. A number of the 

University’s operational units were involved in the pre-study (NPL; KTHPM). The pre-study 

was finished in November of 2016 and presented to the property owners, and thereby the 

project’s real clients, Akademiska Hus (NPL). An implementation agreement 

[genomförandeavtal] was signed between the future tenant, KTH, and the property owner and 

client, Akademiska Hus (NPL). Akademiska Hus then appointed an external Project Leader 
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on their own behalf to coordinate the different design consultants working on the preparation 

of the project’s tender documents [förfrågningsunderlag] (NPL; AHPL). Parallel to this, the 

Project Leader at Niras coordinated the workforce working with their part of the tender 

documents (NPL).  

 

The two groups, the tenant’s and the client’s, often meet to discuss and reinsure the 

compatibility of each consultant's work (NPL; AHPL). The aim is to produce one tender 

document that the client can use for the upcoming tender procedure, which is assumed to be 

of a design-bid-build [utförandeentreprenad] nature. When the actual construction begins the 

Project Leader at Niras aims to attend the construction meetings [byggmöten]. 

 

4.1.2 Case 2: The Hospital Project 

The Hospital project was like the University project initiated early on, in the beginning of the 

early 2000s. The major tenants, where DSAB was the primary tenant, saw a need for new 

facilities as the old ones were from the 1960s (FPL; DSABPM). In the mid 2000s an initial 

proposal was made in collaboration with Locum (DSABPM). The proposal was rejected as 

the county council got involved. The upcoming funding for the entire county’s extension and 

refurbishment of hospitals needed to be taken into consideration before any large construction 

project could commence (DSABPM). Due to these changes the final proposal presented a new 

and refurbished hospital project of somewhat more than half of the initial proposed area 

(DSABPM). 

 

With the final proposal approved by the county council, SLL, the future tenant, DSAB, 

initiated a needs assessment [behovsanalys] (DSABPM). This was then presented to the 

property manager and upcoming client, Locum, who in turn initiated and lead a pre-study 

with the help of DSAB. Locum assisted the tenant’s property managers by aiding them in 

their formulation of their demands (FPL; LPL; DSABPM). DSAB contributed with their 

employees’, mostly doctors and nurses, expertise regarding the patient flow and the detail 

planning of the rooms and facilities [rumsfunktionsprogram] (DSABPM; DSABT). 

 

During this time the construction management company, Forsen, was hired by Locum to run 

the entire project (LPL; FPL). A large amount of planning was put in the establishment of 

different meeting series, involving different actors. Unlike the University project, the Hospital 
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project chose to not include the future tenant representatives in the construction meetings. 

Instead the future tenants were included in interaction meetings [samverkansmöten] held by 

the client every other week. There is therefore no interaction between the construction project 

team and DSAB. The communication between these two goes through the client (FPL; LPL; 

DSABPM). Although consultants concerned with the construction are given the opportunity 

to ask DSAB’s and Locum’s hospital specialists questions during certain time slots (FPL; 

DSABPM).  

 

4.2 The Parameters of Communication 
4.2.1 Organisational Culture  

The majority of the respondents stated that misunderstandings between different actors in the 

project could occur due to their professional backgrounds (NPL; AHPL; KTHPM; FPL; LPL; 

DSAB). Many stated that the lack of knowledge about construction processes and terms made 

it difficult for some actors, mostly the future tenant, to participate in the construction project. 

In the Hospital project the client, Locum, chose to print brochures aimed at the hospital staff 

(Appendix 2). The brochures describe the construction processes and some important terms in 

the construction industry (LPL; DSABPM). Visualisation was another method used in both 

cases to avoid misunderstandings between the project organisation and the future tenant 

(NPL; LPL). Two of the Project Leaders believed that it was easier to communicate with the 

tenant through sketches and 3D-models (NPL; LPL).  

 

The tenant organisations in the two cases were mostly involved with the detail planning of the 

facilities. A common characteristic for tenants organisations, according to both Property 

Managers, was that each organisation believed that they were growing and in dire need of 

larger work space (DSABPM; KTHPM). Due to this, the tenants were at first very interested 

and opinionated about the project but when the work required in depth commitment and 

lacked the economical backing, some withdrew their engagement (DSABT; KTHT). The 

tenants also had the impression that they were not always listened to when they came with 

suggestions (KTHT).  

 

Most of the questioned project leaders believed that one of their most important tasks within 

the project was to act as a translator between the construction project and future tenants (NPL; 
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FPL; LPL). They also agreed upon that their professional role should include having the most 

knowledge about other actors (NPL; FPL; LPL). This consequently lead to the belief that if 

something was wrongly constructed it automatically became the Project Leader’s fault (NPL; 

FPL; LPL). All of the project leaders stated that they believed that the success of the project 

greatly depended on the involved project leaders rather than the involved organisations (NPL; 

AHPL; FPL; LPL). 

 

The project leaders at Forsen, Locum, and Akademiska Hus saw no need for the future 

tenant’s representatives to be included in the construction meetings (FPL; LPL; AHPL; 

DSABPM). The reason for this being, according to the respondents, that the construction 

meetings dealt with things not relevant for the future tenant and that it would prolong the 

meetings (FPL; LPL). Therefore the future tenant, DSAB, and the contractor only meet when 

a problem has been detected and not before (FPL; LPL; DSABPM). The Property Manager at 

DSAB on the other hand understood the other’s concerns, but also believed that incorporating 

the tenant in the construction meetings could help to diminish possible construction errors 

(DSABPM).  

 

Both DSAB and Niras believed that it was important that the communication between the 

tenant organisation and the construction project is of an interactive nature (DSABPM; NPL). 

This view was not shared by the construction management firm, Forsen, who believed that the 

future tenants involvement in the construction process should end with the completion of the 

formulation of the tenant specifications (FPL). 

 

4.2.2 Power 

A majority of the respondents agreed that clarity was an important aspect when dealing with 

communication in the construction project (NPL; AHPL; KTHPM; FPL; LPL; DSABPM). 

Clarity concerning each actor’s, and subsequently, each professional role’s accountability in 

the project was considered to be very important (NPL; AHPL; KTHPM; FPL; LPL; 

DSABPM; DSABT). In the Hospital project many of the respondents wished that each actor’s 

accountability and responsibility had been clearly stated before the start of the project (FPL; 

LPL; DSABPM). The respondents believed that this would have decreased the amount of 

ineffectivity and confusion in the beginning of the project (FPL; LPL; DSABPM). In the end, 
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DSAB’s main concern in the project was to handle the required hospital equipment, which 

needed to be well coordinated with facilities’ installations (FPL; LPL; DSABPM). 

 

In both cases the future tenants mentioned that they had perceived that they had taken on 

more responsibility and tasks than what was expected of them (NPL; KTHPM; DSABPM). 

The reason for this being, according to them, the client’s lack of resources (NPL; KTHPM; 

DSABPM).The lack of resources also lead to problems in the Hospital project. According to 

the Property Manager at DSAB, the fact that the in the project involved hospital staff still 

received their entire salary from the healthcare department caused a strain (DSABPM). The 

healthcare department, already exhausted of resources, had to finance an employee now partly 

working for another part of the intertwined county organisation.  

 

The Project Leader at Forsen believed that the type of tendering contract decided how the 

construction project should interact with the future tenant, and vice versa (FPL). He continued 

by stating that it in the end is the client who decides the level and type of interaction between 

the construction project organisation and the future tenant. Both the client, Locum, and the 

construction management firm, Forsen, believed that the complexity of the project hindered 

the inclusion of the tenant in the construction meetings (FPL; LPL). As involving yet another 

party, especially one lacking prior experience, would result in longer proceedings. The tenant 

organisation, DSAB, understood the reasoning behind the decision, but still believed that 

misunderstandings during the actual construction process could be avoided if they were 

included in the construction meetings (DSABPM). 

 

At the University project, the Project Leader at Niras and the Property Manager at KTH both 

stated that they believed that they did not really need to attend the construction meetings, but 

that they chose to (NPL; KTHPM). The reason for this being that they did not believe that the 

client, Akademiska Hus nor the contractor, always had the tenants best interest at heart. They 

therefore preferred to be included in the construction meetings to avoid misunderstandings 

and opportunistic behaviour from the other actors (NPL; KTHPM).  

 

Another precautionary measure taken by KTH and their representative at Niras, is double 

checking the client's pre-study. This way they ensure that the client has taken their needs into 

consideration. In contrast, the client organisation does not do this. Although KTH at times felt 

that they needed to keep an eye on Akademiska Hus they also stated that they still did not 
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want to bother them with unfounded complaints, in an effort to maintain a healthy relationship 

(KTHPM).  

 

4.2.3 Trust 

One of the Project Leaders stated that he believed that one of the main reasons different 

project members made sure to document everything agreed upon, had to do with a lack of 

trust between the parties (AHPL). In contrast, the future tenant, KTH, described having 

difficulties trusting their own higher management more than any outside organisation 

involved in the project (KTHT). Both cases had in common that the future tenant 

organisations trusted their external counterparts, but had more trust issues within the own 

organisation (DSABT: KTHT). The main issue for the lack of internal trust had to do with 

unfulfilled promises that often were the result of the reallocation of financial resources 

(DSABT: KTHT).  

 

The future tenant at KTH felt that the representative, the Project Leader at Niras, had their 

best interest at heart but as they did not have any contact with the client, Akademiska Hus, 

they could not be completely sure (KTHT). The Project Leader at Niras on the other hand 

stated that their team reviewed the work of the client’s team, to make sure that their needs 

were taken into consideration (NPL). The Project Leader also made sure to document things 

agreed upon with different subcontractors, in order to avoid opportunistic behaviour (PLN; 

AHPL). This is also a leading factor to why the tenant representative chose to participate in 

the construction meetings (NPL). Although, she did in accordance with some of the other 

respondents agree that it at time could be unnecessary for the tenant organisation to be 

included in all the construction meetings (NPL; AHPL; FPL; LPL; DSABPM).  

 

The Property Manager at DSAB also believed that it could be beneficial for the future tenant 

organisation to participate in some of the construction meetings, as a way of making sure that 

the contractor chooses to do something not stated in the documents (DSABPM). The initiative 

to partake in construction meetings was well perceived by the Property Manager at KTH who 

believed that it at times was important to make sure that the client did not act opportunistic 

when given the chance (KTHPM). The representative also made sure to document the 

communication between herself and the client, Akademiska Hus, to avoid opportunistic 

behaviour (NPL).  
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5. Analysis 
5.1 Organisational Culture  

In both cases the use of different languages and vocabularies between different professionals, 

as Gameson (1992) describes, occur. It is a common perception amongst the respondents that 

the tenant organisation lacks the appropriate background knowledge required to keep up in the 

construction meetings. According to the responding project leaders, active on the side of the 

client, including tenants at the construction meetings usually slows down the process. The 

reason for this can be the tenant not understanding the language used in the meetings, as 

described by Dainty, Moore and Murray (2006). Or that due to the tenant’s differing 

professional background they fail to understand the certain context, described by Emmitt and 

Gorse (2013), and thereby do not participate in the communication as efficiently as the other 

parties. This inconvenience needs to be weighed against the benefits of incorporating the 

tenant in the construction meetings. As mentioned by the property managers at each tenant 

organisation, as well as by the tenant representative at Niras, including the tenant at 

construction meetings can help avoid misunderstandings in the production phase. These 

misunderstandings can arguably come to save the project from economic loss due to wrongly 

constructed solutions. 

 

Another sign that the tenant organisation was perceived to have less understanding of the 

overall construction process was demonstrated in the Hospital project. Locum, had in hopes of 

communicating the construction process to the future tenants, printed brochures that described 

the process in more detail (Appendix 2). The brochures contained a lot of visual explanation. 

The use of visualisation when communicating with the future tenant is something used in both 

cases. Many of the project leaders mention that they prefer this technique as it facilitates 

communication and avoids misunderstandings. In conclusion, it can be argued that it is easier 

to explain or communicate something to a party not well employed in the specific area, 

through the means of pictures, figures and 3D-models, which was done in both cases.  

 

The tenant organisations, on the other hand, were perceived to be very involved at first but as 

time went by, distanced themselves somewhat from the project. An explanation could be that 

they, due to their differing professional background as Emmitt and Gorse (2013) describe it, 

have a more difficult time understanding what is communicated and thereby also lose interest 

in participating in the project over time. 
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Finally, a more individual aspect of organisational culture, and thereby professional culture 

has to do with the project leaders’ self-image. The majority of the project leaders stated that 

they considered themselves to have the main responsibility of the project. They also believed 

that they should be the best informed about the involved actors. This was not stated by the 

other interviewees with other professional backgrounds. An explanation for this could be that 

the view on the own profession differs from how other see it. This goes hand in hand with the 

claim, from the same respondents, that the success of a construction project lies in the 

personalities, and arguably cultures, of the different project leaders and not the cultures of the 

organisations they come from.  

 

5.2 Power 
One, but surprisingly not all, of the respondents mentioned that the contract affected the 

project communication. Project leaders in both cases mention how the tendering contract can 

affect the interaction between the construction project and the future tenant. The contracts 

foremost clarify the different roles and responsibilities of each actor (Voordijk & Adriaanse, 

2005). Clarity of roles and responsibility was something many of the respondents in the 

Hospital case felt was missing at the start of the project. This could have caused a lot of the 

experienced inefficiency within the project, which is further supported by the fact that the 

respondents stated that the situation got better with time. One explanation could be that people 

learned their roles and responsibilities through trial and error, causing a lot of confusion in the 

beginning.  

 

The University project, on the other hand, had issues with information asymmetry and 

subsequently opportunistic behaviour. According to Voordijk and Adriaanse (2005) the 

contractor’s information and actions need to be monitored in order to avoid opportunistic 

behaviour. This was precisely done, but with the client, by the tenant representatives who 

stated that they went through the client’s pre-study to assure that they were in line with their 

own. The same reasoning lay behind the decision to join the future construction meetings. In 

this case the client, once again, assumingly has the most power, as they are not in a position 

where they need to double check the tenant’s work.  
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Besides the contract, it was the will of the client that dictated the communication between the 

tenant and the construction team, according to one Project Leader. The reasoning behind this 

could be that the client is the actor who finances the entire project, subsequently having a high 

amount of power. However, when the financial assets of the client were affected, it could 

arguably alter the amount of power they hold. In the two cases, the public client organisations 

opted a different strategy. Both future tenants mention that they felt that they do more and 

have more responsibility than what was initially expected of them. This can be explained by 

Loosemore’s (1999) theory where the most powerful in construction projects emerge with 

little responsibility and the weak with much responsibility. Subsequently, the actors appointed 

with the most responsibility were more likely to have been chosen due to their lack of power 

rather than their level of expertise (Loosemore, 1999). In both cases, it has clearly been stated 

by the client organisations that they viewed the future tenant organisation as lacking expertise 

within construction, whilst they in paradox chose to give them more responsibility within the 

same area. Winch (2010) gives further evidence to the phenomena as the author points out 

that an attribute of public construction clients is their tendency of passing on risks to other 

involved parties.  

 

Another situation where the future tenant’s needs were overlooked is when political interest 

was the driving force behind the construction project. According to Hartmann, Reymen and 

Van Oosterom (2008) the public construction client is often driven by a political context 

rather than a market one. This could be viewed in the Hospital project where restrictions from 

the county resulted in a final proposal of half the initial proposed area. In the University 

project, a similar but not as politically charged situation occurred when the future tenant lost 

their, for years, promised new office space. These examples illustrate the internal power 

struggles occurring within the tenant organisation and these were, surprisingly, perceived to 

be more of a concern for the future tenant than that of external power struggles between the 

different organisations. A practical example of this is the healthcare department still paying 

the complete salaries for their employees, now involved in the construction project, instead of 

the county’s project department covering some of the costs.  

 

5.3 Trust 
According to Klien Woolthuis (1999) trust comes in different levels. The first is concerned 

with past experiences, which is further backed by McAllister (1995). This was exemplified by 
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the Property Manager at the University project, who stated that due to earlier incidents 

concerning overall maintenance with Akademiska Hus, they were hesitant to fully believe that 

the client had their best interest at heart when conveying their wishes to the construction team.  

 

Another aspect of the first level was according to Klien Woolthuis (1999) the involved 

parties’ cultural backgrounds. In both cases the tenant was considered somewhat of an 

outsider, lacking knowledge about the construction process. Their differing cultural 

background can arguably be one of the reasons for why none of the project leaders thought it 

necessary for the tenant to participate in the construction meetings. It can additionally be 

argued that the tenants’ non-construction background lead to a lack of trust from the other 

actors. This reasoning coincides with Klien Woolthuis’ (1999) second level of trust which 

deals with the knowledge of actors’ competence and capabilities.   

 

An additional aspect of the second level is a partner’s tendency to keep from opportunistic 

behaviour. The lack of trust between the actors was especially evident in the University case 

where both the tenant representatives clearly stated that they double checked documentation 

given to them from different actors. The client’s Project Leader supported this by stating that 

he believed that the main reason for people documenting things, agreed upon orally, had to do 

with a lack of trust. Although problems of opportunistic behaviour did occur inter-

organisationally it was considered to be a bigger internal problem according to the tenants.   

 

5.4 Culture, Power and Trust Intertwined 
One clear connection between the three parameters can be assumed to start with 

organisational culture and end with trust. As the professional culture affected the language 

spoken in the project, other backgrounds like that of the tenant had difficulties keeping up. 

This in turn caused them to have less information about the project than the other actors, and 

subsequently resulted in a power loss, as information is power (Yang & Maxwell, 2011). The 

lack of specialised skills, and therefore also the lack of power, can assumingly lead to a lack 

of trust towards the tenant organisation (Belaya, Török, & Hanf, 2008). This can be somewhat 

paradoxical as earlier research has found that public organisations, such as the tenant 

organisations, are considered to be both powerful and trustworthy (Buğra, 1994; Sozen & 

Shaw, 2003).  
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Another factor influencing the perceived status of the tenant organisation, and subsequently 

its trustworthiness, is the frequency of interaction with other actors. According to Turker 

(2014) actors frequently interacting with other actors whilst being trustworthy, can achieve 

higher power in relationships. In the two cases, the tenant in the University project had a 

greater chance at achieving this as they interact with the entire construction team. In contrast, 

the Hospital project had more difficulties gaining power this way as the tenant organisation 

was constricted to the interaction meetings [samverkansmöten] where no contractors or 

designers were present.  



31 
 

6. Discussion 
6.1 Major Findings and Implications 

The aim of this report was to study how the future tenant, through means of communication 

can be incorporated into the construction process. The communication in construction was 

thereafter divided into three parameters: organisational culture, power and trust. Through 

these parameters the following research question was formulated:  

 

How has the tenant involvement in the public construction process been affected by 

professional roles, contracts and opportunistic behaviour?  

 

In both case studies the tenants were considered to lack proper knowledge about the 

construction process due to their professional culture and background, which lead to a 

reluctance to include them in the construction meetings. In the University case the tenant 

organisation was to be included in the construction meetings, whilst the tenants in the 

Hospital project were not. Another similarity between the two cases was that the power ratio 

put the client at top and the tenant in lower sections. The tenants were further found to have a 

low power ranking within their own internal organisation. This was more evident in the 

Hospital case. The University project had more issues with opportunistic behaviour, where the 

tenant did not consider the client to always have their best interest at heart. The Hospital 

project, on the other hand, did not experience this type of trust issue.  

 

A main reason for the inclusion of the tenant organisation in construction meetings has to do 

with the size of the project and the individuals involved. The University project is in relation 

to the Hospital project much smaller in size. The University project can arguably save some 

extra time where the Hospital project cannot. The Hospital project is also in need of more 

technical expertise and therefore also has to have more people involved. These factors make it 

more difficult to include yet another party in the construction meeting. Another reason for 

why the tenant in the University project has been given the opportunity to participate in the 

construction meetings has to do with the individuals involved. The tenant representative. as 

well as, the Property Manager in the University case were both very persistent in being 

included in the upcoming construction meetings. The will of the individual Project Leader, on 

both sides, can have an impact on to what extent tenants are included in construction meetings 

and in the overall project.  
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In the two cases, the client was viewed to have the most power. This is not that surprising as it 

in the end is the client who controls the project’s financial resources through contractual 

forms. The economical resources had a significant impact on the Hospital project, which also 

was more politically charged. Even though both cases were concerned with important public 

institutions, healthcare affects the entire population whilst higher education only reaches parts 

of it. Therefore many of the decisions affecting the tenants in the Hospital project had 

political motivations rather than practical ones. 

 

The two cases differed in the trust relationship between the client and the tenant. Where the 

Hospital project had issues with the allocation of internal resources, the University project had 

more problems with the opportunistic behaviour of the client. A possible explanation is that 

the future tenant in the University project had a long experience of working with construction 

projects, in collaboration with the client. This is something the property management team at 

the tenant organisation in the Hospital project lacked. It can also, yet again, be explained by 

the type of individuals involved, their view on trust and cooperation, and their professional 

background.   

 

In likeness with the current study, earlier research has found that political focus on reduced 

project costs can affect the quality of the public construction project (Kranker Larsen et al. 

2016). Kranker Larsen et al. (2016) aimed to explore factors having the greatest impact on 

time, cost, and quality within public construction projects. Unlike the current study, Kranker 

Larsen et al. (2016) chose to perform a quantitative survey, but nevertheless came to the same 

conclusion. Two other researchers Schmidt and Kochan (1977) investigated the integrated 

relationship between exchange and power dependency. The authors found that policy makers 

concerned with changing interorganisational relations will need to focus on the distribution of 

power among organisations within the field. This finding concurs with the current study in 

that power distributions need to be reconsidered in order to change the outcome in public 

construction projects. 

 

6.2 Limitations and Further research 
The results of this study aim to describe how future tenants can be incorporated in the public 

construction process through means of communication. The three parameters: organisational 
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culture, power and trust are according to earlier research considered to be strongly connected 

to communication, making the results of the study theoretically generalisable (Dainty, Moore 

& Murray; Emmitt & Gorse, 2013; Voordijk & Adriaanse, 2005). The generalisability 

arguably increases for construction projects having similar size, tendering procedures and 

involved actors as the two studied projects. This study was conducted during a restricted 

amount of time which limited the possible research range to two cases. Within these cases 

only, according to the authors, relevant organisations and representatives were chosen to 

participate. This can have restricted the size and variation within the sample. The choice of 

natural sampling can have resulted in biased results. Another limitation, described by Yin 

(2003), is the overall use of case studies. According to the author the results cannot be used to 

make statistical generalisations about the entire construction industry as the study was based 

on qualitative research using semi-structured interviews. 

 

The study’s limitations were strongly based on the use of a qualitative method. In further 

research the authors suggest that a quantitative study exploring the correlation between tenant 

involvement and the amount of construction errors occurring, should be done. Another 

interesting aspect to investigate is the power situation that develops when more actors within 

the construction project are public organisations. A more detailed take on the public 

construction process to examine, is the reasoning behind the financial resource allocation 

within the public future tenant organisations, and how this affects the overall project outcome.  
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7. Conclusion 
The aim of this report was to examine how the future tenant, through means of 

communication can be incorporated into the construction process. This was done by two case 

studies focusing on the three parameters of communication: organisational culture, power and 

trust, within public construction projects. Although the two cases differed in some aspects, 

three major conclusions were found. First, the incorporation of the future tenant in the 

construction process could be highly dependent on the size of the project and the individuals 

driving it. A larger project likely leads to a lesser tenant involvement. Secondly, healthcare 

projects are more politically driven than those of higher education. Meaning that politics 

rather than the needs of the tenant drive the construction project and its financial resources. 

Finally, the third finding showed that the tenant had to watch out for opportunistic behaviour 

from the client, as well as within the own organisation. Both scenarios were brought about 

due to restricted financial resources.  

 

Based on the results of the study, the authors recommend construction management to 

thoroughly consider the consequences of including or excluding the future tenant organisation 

from the construction meetings. Whilst time can be saved by excluding a lesser 

knowledgeable participant it can simultaneously result in more construction errors. These 

errors result in a waste of both economic and environmental resources. The adjustments end 

up having additional costs as well as requiring extra building material. Another 

recommendation from the authors is for higher management in public organisations to 

thoroughly evaluate their decision processes when initiating a new construction project. The 

public organisations should make sure that the tenant’s needs, and indirectly the publics, are 

taken into consideration and not disregarded due to political aspiration. The county’s long 

term social sustainability can be negatively affected if political motivation, instead of proper 

needs assessment continues to drive construction projects within the health sector. In addition, 

the authors advise the future tenant’s public organisation to review the financial distribution 

within their own organisations. The tenant organisation’s involvement in the construction 

project is dependent on their employees’ right to the appropriate resources. If these resources 

are not given, or unfairly skewed, the efficiency of the tenant organisation’s involvement can 

be negatively affected. Finally, the authors suggest that the public client organisations 

consider to encourage more cooperation between itself and the tenant organisation as it 

already gives the later more responsibility than initially agreed upon.    
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Appendices 

Appendix 1: Interview questions 

• Hur uppfattar du HG/kund-/cm-organisationen/? 
• Hur arbetar ni med hyresgästanpassningen inom projektet? 
• Samarbetar ni? Hur ser det samarbetet i så fall ut? Har ni möten/dokument/kanaler? 
• Vad är positivt respektive negativt med ert sätt att arbeta med HG-anpassningen?  
• Hur arbetar ni för att vara säkra på att ni förstår vad HG eftersträvar?  
• Hur upprätthåller ni goda relationer? 
• Får HG-representanten vara med på byggmöten, eller har ni särskilda HG-möten? 

Varför? 
• Deltar HG-representanten på projekteringsmöten?  

 
• Hur uppfattar ni stämningen på möten? 
• Hur uppfattar ni representantens kompetens (exempelvis inom bygg)? 
• Hur mycket deltar representanten? Tas dennes synpunkter/idéer/krav emot? Hur 

presenteras dessa synpunkter/krav/idéer (ex. rumsbeskrivningar mm.)? 
• Uppfattas det som att representanten presenterar en enhetlig bild av hela 

verksamhetens önskemål? 
 

• Hur går kommunikationsvägarna? (officiellt och inofficiellt) 
• Vilka föredrar du? Vilka uppfattar du som mest effektiva och varför? 
• Vad tror du bidrar till en lyckad HG-anpassning? Vem bär ansvaret? 
• Var finns bristerna i kommunikationen/arbetet med HG? Vad beror dessa brister på? 
• Hur kan man förbättra kommunikation? 
• Har du själv sett något mönster? Konkreta exempel? 
• Har ni en kommunikationsplan, hur arbetade ni upp den? Hur lång tid tog det arbetet? 
• Vem anser du får ta smällen om något går fel? (utav de tre aktörerna) 
• Sedan projektet startades, hur ofta har ni haft kontakt med hyresgästen? (frequency of 

interaction) 
• Vem utav er tre aktörer anser du har mest makt? Varför? 
• Känner ni att ni har tillräckligt med information om varandra? Hur tycker ni att det 

påverkar ert beslutsfattande? 
 
Interview questions to the tenant representative/user 

• Berätta om dig själv 
o Din roll 
o Om projektet  

• När fick du först höra om projektet, när blev du först involverad 



 
 

• Hur har ni arbetat med att få fram rätt underlag? Hur arbetar ni för att undkomma 
motstridigheter? 

• Hur har ni involverat verksamheten? 
• Hur ofta, hur länge har ni hållit på med det? 
• Hur ser processen ut? 
• Har ni gjort något sådant tidigare? 
• Hur tas era idéer/synpunkter emot? Hur får ni fram dem? 
• Känner ni att ni är så involverade som ni önskar? 
• Känner ni att ni vet vad som händer där ute? Vill ni vara mer 

involverade/uppdaterade? 
• Känner ni att ni har tillräckligt med information om alla inblandade? 
• Vet du/ni vem man ska kontakta angående vissa frågor? 
• Hur interagerar ni med de andra aktörerna? Känner ni att det är ett effektivt arbetssätt? 
• Förstår ni vad som förmedlas på mötena? Känner ni att de andra aktörerna anstränger 

sig med att förmedla? Anstränger sig med att förklara saker, involvera er osv.  
• Känner ni av språkbarriärer mellan de olika aktörerna? 
• Stämningen på möten?  
• Om något går fel, vem bär ansvaret eller vem upplevs ansvaret ligga på?  
• Hur tror du man kan förbättra kommunikationen och ett effektivare samarbete? 
• Känner ni tillit till att de andra aktörerna vill ert bästa? Förmedlar det ni vill? Tillit till 

att de bygger det ni vill ha, att de vill uppfylla det ni bett om? 
 

Interview questions to the user 
• Känner ni att representanten förmedlar era önskemål på rätt sätt?  
• Har ni varit involverade?  
• Vem känner ni håller tyglarna?  
• Vad tycker ni är viktigast i det här? 

  



 
 

Appendix 2: Locum’s brochure 
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