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II	  

Abstract	  
 
In 2011 a new law concerning the public rental-housing sector in Sweden was imposed. 
The reason behind the amendment was that the Swedish government was concerned that 
the previous law did not comply with the EC-laws concerning state aid and competition 
rules. Public housing companies in Sweden were prior to 2011 favoured with regards to 
financial aids, which led to the competition on the market being perceived as unfair 
according to private rental housing companies. The New Act regulated the public 
housing companies to begin to operate under more businesslike principles, which 
hopefully would level out the competitive state in the sector.  
 
This study has seeked to investigate whether or not the wanted effect of the New Act 
was truly fulfilled. By using a mixed method study, collecting both qualitative data 
from interviews and quantitative financial data, the two sectors have been evaluated 
using a Balanced Scorecard theoretical framework. In order to assess how the public 
sector has developed in relation to the private sector, convergence was an additional 
theory used. Through semi-structured interviews with 14 respective 10 persons in 
leading positions of public and private housing companies, data for the perspectives of 
the Balanced Scorecard and perceived competition was collected. Quantitative financial 
data was collected to support the information from the interviews. Using a deductive 
research approach, the qualitative data was analysed through a qualitative content 
analysis method and the quantitative data through descriptive statistics. 
 
The result showed that public housing companies do operate under more businesslike 
principles for some perspectives of the BSC, but that the two sectors still differ in other 
perspectives. The perspective where convergence was found was the financial, whilst 
the two sectors still vary in the customer and internal-business-processes perspective. 
The two sectors were already similar within the learning and growth perspective, thus 
the result did not show any convergence for this perspective. The question regarding 
competition was where the two sectors diverged the most in their answers. The analysis 
of the findings led to the overall conclusion that the public housing companies have 
exerted themselves to operate under more businesslike principles. However, 
stakeholders within the rental housing industry do not agree on what these principles 
should entail for the public housing companies. As neutral competition was the wanted 
effect of the amendment these stakeholders need to overcome their differences in order 
for it to be achieved.  
	  
Keywords: Balanced Scorecard Method, Convergence, Neutral competition, Public 
rental housing companies, Public vs. Private rental housing companies, Businesslike 
principles 
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1.	  Introduction	  
The prefatory chapter of this report will give the reader an introduction to the chosen 
research area and topic. To do so, it includes problem background, problem discussion 
as well as objective and purpose of the research. All the parts of the introductory 
chapter shall give a good background for the reader to the following parts of the report. 
It shall also be clearly linked to the stated research question.  

1.1	  Problem	  background	  
 
Approximately 30% of the Swedish inhabitants live in rental housing; of those almost 
half are owned by private rental housing companies while the other half are publicly 
owned rental-housing companies (SABO, 2017a). The public housing companies in 
Sweden were, prior to 2011, characterized by being; non-profit driven, at least 51% 
owned by the municipality, non-discriminating to tenants and the benchmark to rents on 
the entire housing market (Hedman, 2008, p. 7). The purpose of their existence were to 
decrease housing shortage, overcrowding as well as increasing living standards 
(Hedman, 2008, p. 32). In order to do this the public housing companies were given a 
financial upper hand through state aid (Hedman, 2008, p. 30). The private housing 
companies in Sweden, on the other hand, are referred to as being purely profit driven 
and are not favoured by state aid (SOU 2008:38, p. 27). Due to this situation the public 
housing companies in Sweden can be described as market leaders of the rental housing 
industry. A view that is supported by Kemeny et al., (2007, p. 856).  
 
In 2008 the Government’s Public Investigations (Sw.: Statens Offentliga Utredningar, 
SOU) were given the mission to investigate the terms of the public good (Sw.: 
Allmännyttan), this was named “EU, the Public Good and the Rents” (SOU 2008:38). It 
was done because they feared that the Swedish public rental housing system was not in 
accordance with the EC-law concerning state aid and competition rules (SOU 2008:38, 
p. 26). Article 87 of the EC Treaty states that state aid is any financial incentive given 
that distorts, or might distort, the competition on the common market. SOU (2008:38) 
concluded that for Sweden to be certain of not breaking the rules changes were needed 
within the public housing law. Either the public housing companies needed to start 
operating under businesslike principles, i.e. without state aid, or become social housing 
companies and thus be allowed to receive the financial incentives (SOU 2008:38, p. 27). 
	  
On January 1 2011 the new law concerning public limited housing companies 
(2010:879) came into effect in Sweden. According to 2 §, in the Law of Public Limited 
Housing Companies (Sw.: Lagen om allmännyttiga bostadsaktiebolag) (SFS 2010:879), 
these public housing companies will operate under businesslike principles (from here on 
referred to as “The New Act”). The purpose of the new law was to achieve neutral 
competition between public and private housing companies (SOU 2008:38). Neutral 
competition, defined in the law of competition (Sw.: Konkurrenslagen), is achieved 
when there are safe and fair prerequisites for competition on the market (SFS 
2008:579). The amendment and the characteristics of public and private housing 
companies in Sweden will be elaborated on later in this study.   
 
In a report by the Swedish Competition Authority (2014) the degree of how well public 
companies met the competition from the private companies in industries where both 
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sectors compete on the same market were mapped out. One of the researched industries 
was the public rental housing. They found that overall the public rental housing was the 
industry that met the competition from the private sector best (Konkurrensverket, 2014, 
p. 65). However, as their study only looked at the performance of the public sector they 
recommend that a comparative study should be made where the private sector is 
included as well. This is the starting point for the current study, which will compare the 
overall performance private and public rental housing companies in Sweden.   

1.2	  Problem	  discussion 
 
It is commonly known that there are major differences between the public and the 
private sector and several previous studies have researched these differences. The most 
popular view regarding their differences concerns the objectives. The general opinion is 
that the public sector is non profit-driven and aims at increasing social welfare while the 
private sector is mainly profit driven. This opinion is strengthened by findings by 
Boyatzis (1982) who in a study investigated these general perceptions. Further, 
differences in efficiency between the two sectors have been the subject of previous 
research. For example, Bozeman & Loveless (1987) conducted a study on governmental 
and industrial research institutes, in which they analysed the differences in efficiency. 
The study showed that even though public R&D centers are characterized by a more 
open and less pressured working environment, they produced less publications and took 
out a fewer number of patents compared to the private sector research institutes 
(Bozeman & Loveless, 2015, p. 221-223). From this result they could draw the 
conclusion that the private sector has greater efficiency than the public sector.   
 
Moreover Rainey (1983) studied the overall difference between public agencies and 
private firms within structures, goals and individual roles. He found that the biggest 
difference between public and private organizations were within formalization and 
procedures (Rainey, 1983, p. 221-222). According to his study public organizations 
followed stricter rules and processes, which slows down decision making and lowers 
managerial power. In addition there were significant results indicating that public 
organizations lack external incentives, which decreases employees’ performance 
(Rainey, 1983, p. 230). 
 
Even though the differences in itself have been thoroughly studied, inter alia the above-
mentioned researches. The differences are also the reason that the two sectors have not 
been viewed as comparable (Mihaiu et al., 2010, p. 133). Despite this, companies from 
the two sectors often operate on the same market, making them competitors. The fact 
that they are different when it comes to organizational objectives, as well as being 
regulated by different laws makes competition between the two sectors unfair 
(Konkurrensverket, 2014, p. 7). A side effect of unfair competition is usually that one 
sector dominates the market and abuses its position as market leader. A market leader is 
a company that has the biggest market share and so has the ability to affect the 
competitive landscape of the industry (Investopedia, 2017). One industry in which this 
occurrence became such a large problem that the law was changed was the rental 
housing industry in Sweden.  
 
As mentioned previously the wanted effect of the amendment was to force public 
housing companies to work under businesslike principles (SFS 2010:879). The New Act 
introduced equal terms for both sectors regarding financial aid and borrowing 
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opportunities, which in turn could imply that the competition would level out. Since 
then, there have been a considerable amount of debate concerning how to interpret what 
businesslike principles are and what impact it will have on the operations of the public 
housing companies (e.g. Lind & Lundström, 2011; SABO, 2011; SKL, 2010). Lind & 
Lundström (2011), in their report concerning the new amendment, draws the conclusion 
that businesslike principles mean that public housing companies should behave and act 
as their counterparts, i.e. private housing companies. This especially means that public 
housing companies should strive for profit maximization, which in effect will pervade 
every decision made (Lind & Lundström, 2011, p. 7). Sweden’s Public Housing 
Companies organization (Sw.: Sveriges Allmännyttiga Bostadsföretags bransch- och 
intresseorganisation, SABO) in their memorandum to Lind & Lundströms’ report, on 
the other hand, believes that businesslike principles have nothing to do with profit 
maximization in this situation (2011, p. 9). They interpret it as a policy that requires 
public housing companies to not deviate from market-oriented return and pricing of 
rents (SABO, 2011, p. 3). Closely related to SABO’s view, Sweden’s Municipalities 
and County Councils (Sw.: Sveriges Kommuner och Landsting, SKL) concludes in their 
circular (SKL 10:66) that businesslike principles have more to do with market oriented 
requirements than actual profit maximization. However, the public housing companies 
should still be profit driven and so only profitable investments should be undertaken. In 
this study businesslike principles will be considered in the same way as SABO 
describes it in their memorandum (2011), which will be further elaborated on in section 
1.3.  
 
Previous studies on the effect of the New Act for Swedish public housing companies 
have considered changes in capital structure (Cederberg & Mohlkert, 2015), as well as 
how public housing companies have adapted to new owners’ directives (Lindbergh & 
Wilson, 2016). Cederberg & Mohlkert (2015) found in their study that there is a 
significant difference in capital structure between public and private housing companies 
as well as decreased debt in public housing companies. These findings however did not 
show correlation with the implementation of the New Act in 2011 (Cederberg & 
Mohlkert, 2015, p. 59). On the contrary Lindbergh & Wilson (2016, p. 136) in their 
research, find that the New Act has led to changes in owners’ directives with statistical 
significance. The contradictory results of these two studies suggests that whether or not 
there will be significant correlation between the New Act and changes in public housing 
companies depend on what factors are being studied. This study will build on these 
observations and will investigate the effects of the New Act for public and private rental 
housing companies with regard to company performance, by using the Balanced 
Scorecard method.  
 
The Balanced Scorecard method (BSC) was first introduced by Robert S. Kaplan and 
David P. Norton in 1992 (Neely, 2005, p. 1267). Since then it has been applied to 
various studies of business performance. For example, Mendes et. al., (2011) applied a 
version of the BSC for public administration when assessing the performance of the 
public service in Portugal in the waste sector in order to enhance performance. Results 
indicated that one year after implementation, the performance and value creation of the 
public waste sector in Portugal was enhanced by 52,45% (Mendes et. al., 2011, p. 28). 
This study indicates that the BSC method is valid to use in the public sector. This is 
additionally strengthened by Lind & Lundström’s (2011, p. 9) report that suggest that 
the performance of rental housing companies that are active on a competitive market are 
best expressed using a Balanced Scorecard method. Additionally as the BSC method 
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was first developed for performance measurement of the private sector, but has later on 
moved into the public sector as well, it is a feasible measurement method for a 
comparison between the two (Kaplan & Norton, 1999, p. 44). 

1.3	  Characteristics	  of	  public	  and	  private	  housing	  companies	  in	  Sweden 
 
In this section the main characteristics of public and private rental housing companies in 
Sweden will be presented. The purpose is to give the reader an overview of the most 
important differences, both as it was before the New Act and how the situation looks 
today. How these differences matter to the study is also discussed.  
 
In 2005 the effective law concerning public housing companies was The law of public 
housing companies (Sw.: Lagen om allmännyttiga bostadsföretag) (SFS 2002:102). It 
included a definition of the companies that were considered to be public housing 
companies as well as what objectives they should operate under. Under this law there 
was a difference between a public housing company and a public municipal housing 
company in the sense that the latter was at least 51% owned by the municipality while 
the former was any housing company that was non-profit driven (SFS 2002:102). In 
addition the public housing companies were also in charge of setting the rent level on 
the entire rental housing market (Hedman, 2008, p. 7). During this period the financing 
of the public housing companies were often closely related to the municipality. More 
specifically the public housing companies rarely had stated required rates of return and 
no general economic demands from the municipality itself (SOU 2008:38, p. 84). 
Furthermore loans were often given directly from the municipality to the company or 
the municipality was used as security for loans taken on the common market, thus 
granting the public housing companies favourable interests (SOU 2008:38, p. 85). 
Finally, in regards to financial aspects, public housing companies that were not 
performing well could receive financial support from the municipality or even the 
government if the situation was poor (SOU 2008:38, p. 86).  
 
When the New Act came into effect several key characteristics of the public housing 
companies changed. Most importantly, they were now obligated to operate under 
businesslike principles (SFS 2010:879). This meant that public housing companies no 
longer were non-profit driven and that previously easy to come by financial aid was 
gone. In addition the law now only included those public housing companies that were 
at least 51% owned by the municipality. After the amendment there were fewer 
attributes that separated the public housing companies from the private. Both of them 
are now forced to work with overall market oriented required rates of return. 
Additionally they both share the objective of being profit driven. However, it is of 
importance to note that public housing companies are not solely aiming at profit 
maximizing but also social welfare (SABO, 2011, p. 3).  
 
As previously stated this study will take the same standpoint as SABO when referring to 
businesslike principles. In their memorandum (SABO, 2011) they discuss seven 
categories related to businesslike principles, more specifically; social responsibility, 
market oriented required rate of return, transactions, investments, pricing of rents, 
financing and its relation to owners, social and political housing responsibility and 
lastly the purpose of the public good. Those categories that are most affected by the 
concept of businesslike principles are the market oriented required rate of return, 
investments and the purpose of the public good. In the New Act (SFS 2010:879) there is 
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no specification of what required rate of return that public housing companies are 
suppose to enforce, which has led SABO to define what they believe to be the correct 
one. According to them public housing companies should enforce a required rate of 
return that corresponds to the rate enforced by a comparable company on the market 
(SABO, 2011, p. 11). More specifically this required rate of return should be measured 
by the property yield (Sw.: direktavkastning), which is further explained as the ratio; net 
operating income divided by market value of properties (SABO, 2011, p. 12). In regards 
to new investment, renovation of an existing building or pricing of rents, the overall 
idea behind businesslike principles is that every decision made needs to be profitable 
(SABO, 2011, p. 16). Lastly, SABO explains how businesslike principles can be 
combined with the public good. They state that the main purpose of a public housing 
company should be, and is, the public good but that the company cannot operate in such 
a way so as to distort competition (SABO, 2011, p. 25).   
 
To sum up, as the New Act made it legal for public companies to be profit driven, the 
two sectors are comparable to a greater extent than previously. However, as their main 
objectives differs; private companies are thought to be purely profit maximizing whilst 
public companies are concerned with the public good, only comparing them using 
financial measurements would be inaccurate. Moreover, as the private sector is believed 
to be much more short-term oriented than the public sector (SABO, 2011, p. 3), using 
the BSC method will help to define long-term strategic objectives and how they are 
linked to the overall strategic theme of the organization (Kaplan & Norton, 1996, p. 62). 
This will give a better evaluation of the complete organizational performance of the two 
sectors. 

1.4	  Research	  Question	  and	  objective	  of	  the	  research 
 
This study seeks to investigate whether or not public and private housing companies 
have converged with regard to businesslike principles, and thus fulfilled the purpose of 
the New Act. Using the Balanced Scorecard method for measuring company 
performance, more than purely financial measurements can be incorporated. As BSC 
includes aspects of financial, customer, internal-business-processes, and learning and 
growth it is a wide theoretical starting point. From this the research question is defined 
as;  
 
Based on a Balanced Scorecard analysis; has the implementation of the New Act 
(2010:879) affected the overall performance of public housing companies, making them 
converge with private housing companies? 
 
The research question will be the foundation of this study. It will be clearly connected 
to the theoretical point of departure as well as the methodology.  
 

1.5	  Purpose 
 
The purpose of this study is to evaluate whether or not the New Act has caused public 
housing companies to act under more businesslike principles, thus improving the 
competitive state between public and private housing companies in Sweden. By 
investigating the performance of both private and public housing companies using BSC, 
as well as its development from that the law was implemented until now, the authors 
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hope to see that the two sectors have converged.  
 
The main reason why the New Act was implemented in 2011 was because Swedish 
laws at the time were not in accordance with the EU regulations concerning competition 
and state aid (SOU 2008:38, p. 26). The wanted effect of the New Act was for public 
companies to become more similar to private ones as it required public companies to 
operate under businesslike principles (SFS 2010:879). By investigating how both the 
public and the private housing companies in Sweden have developed during the chosen 
time period the result will hopefully show whether or not the wanted effect have been 
reached. This purpose will be fulfilled by collecting both quantitative financial data and 
qualitative data from semi-structured interviews through a mixed method research 
strategy. 
 
In a similar study conducted by Cederberg and Mohlkert (2015) the impact of the New 
Act on public housing companies’ capital structure were investigated. The purpose was 
to see if the New Act had changed the capital structure of public housing companies in a 
way making them more similar to private housing companies. By comparing the capital 
structure of public and private housing companies before and after 2011, the authors 
hoped to show convergence between them. By investigating the development of the 
variables solvency ratio and debt to equity in public and private housing companies 
between 2005-2013, the study did not give statistically significantly results for 
convergence. The result thus showed that the New Act had not affected the capital 
structure of public housing companies in a way making them more similar to private 
ones (Cederberg & Mohlkert, 2015, p. 59). 
 
The authors of this study argues that using the Balanced Scorecard for assessing the 
performance of the two companies, which incorporates not only purely financial 
measurements, could show a different result than the above mentioned study. Lind & 
Lundström (2011, p. 9) investigates the meaning of businesslike principles for housing 
companies where they suggest that the performance of the company is best expressed 
using BSC. The belief is that a sufficient amount of years have gone by since there was 
a change of the law that a visible development of the performance of public housing 
companies will be present. By incorporating four different aspects of an organization for 
measuring performance; financial, customer, internal-business-processes, and learning 
and growth, the BSC method gives a more balanced and accurate picture of company 
performance than more traditional financial measurements (Kaplan & Norton, 1999, p. 
47). The belief is that only focusing on traditional financial measurements when 
comparing the two sectors would give an imprecise picture. The BSC method will thus 
help to overcome the problem that the two sectors are not 100 percent comparable due 
to differing objectives. By assessing the performance of public and private housing 
companies, both before and after 2011, the hope is to be able to show convergence. 

1.6	  Theoretical	  and	  practical	  contribution	  
	  
As discussed previously, efficiency between the two sectors have been the focus of 
studies concerning differences between public and private organizations (e.g. Bozeman 
& Loveless, 1987; Mihaiu et al., 2010) with the results that the private sector is more 
efficient than the public. Therefore, media and the society as a whole have pushed 
public organizations worldwide to reorganize and increase their efficiency in order to 
become more businesslike and therefore meet competition better (Rainey, 2014, p. 4). 
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Brignall & Modall (2000) studied the development of the public sector in Sweden and 
U.K. They concluded that this pressure for the public sector to become more efficient 
has created a “new public sector” in which private management techniques are 
implemented into public sector companies to make them more businesslike (Brignall & 
Modall, 2000, p. 281). The theoretical contribution from this study is to build on 
previous studies of differences between public and private sector with regard to 
company performance. 
 
The purpose of this study is to evaluate whether or not the New Act has caused public 
housing companies to act under more businesslike principles, thus improving the 
competitive state between public and private housing companies in Sweden. By using 
the BSC method the study will investigate the performance of both private and public 
housing companies. Data will be used both from before the law was implemented and 
after to be able to study the development and the hope is to see convergence between 
the two sectors. If so the conclusion can be drawn that public housing companies do 
operate under more businesslike principles. From the extensive literature review no 
previous study that highlights this topic was found, even though it is highly relevant due 
to the amendment in 2011. Moreover the aim is to fill the knowledge gap by doing a 
comparative study using the same variables and time period for both sectors. From the 
authors’ knowledge this has not been done in previous studies in regards to the effect of 
the New Act. 

1.7	  Delimitations	  
	  

• This study will be delimited to the public and private housing companies in 
Sweden that are classified as limited companies. With public housing companies 
the authors refer to those companies that fall under the Law of Public Limited 
Housing Companies (SFS, 2010:879). More specifically, those that are at least 
51% owned by the municipality and as the name of the law suggest only limited 
housing companies. This excludes foundations, sole proprietorships, co-
operative societies, limited partnerships etc.  
 

• We delimit our study to Sweden as the effect of the New Act only concerns the 
Swedish rental housing market. 
 

• Only those companies with the main purpose of property management are 
included in the study. These are the companies that have the following SIC-
code; 68.201. This code does not include; management of hotel, vacation 
housing, pre-furnished rental rooms or apartments, campsites or other 
accommodations used only for short-time accommodation (SCB, 2008). Those 
companies that are included in this code but do not have property management, 
as their main purpose will be excluded.  
 

• The chosen time period for collected quantitative data is between 2010 and 
2015. These years are chosen, as the quantitative data in the study is 
complementary to the qualitative data, which will be gathered through semi-
structured interviews. The semi-structured interview will be focused on potential 
changes before and after the law was implemented, i.e. before and after 2011.  
 

• The study is limited to companies that are not listed on Swedish stock exchange 
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market. The reason behind this is to be able to make a fair comparison between 
public and private housing companies, and as public companies cannot be listed 
it would not be fair to compare them with listed companies. 

1.8	  Choice	  of	  topic	  
 
Before starting the thesis project we knew that we wanted to focus on a comparative 
study. This was because we felt that a comparison between two different categories 
would generate a more interesting result. We went through a considerable amount of 
different subjects before we landed on the Swedish rental housing industry. The authors 
of this study thought that this market was interesting since there is a prevailing shortage 
of housing in Sweden and both of the authors have felt the impact of it. Moreover the 
amendment in 2011 that led to public housing companies implementing more 
businesslike principles made a comparison between public and private housing 
companies interesting.  
 
The fact that one of the authors has studied finance and the other strategic business 
development makes our common preconceptions the ultimate starting point for this 
thesis and its particular subject. As the chosen theory, the BSC, incorporates financial 
and nonfinancial measurements, which measures overall performance of the 
organization and its business model, both authors possess knowledge that will help in 
the development of the research.  
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2.	  Theoretical	  Framework 
The theoretical framework of a study is used so that the researchers will be able to 
answer the research question and the study’s overall objectives. The theories presented 
in this chapter will serve as the foundation for the empirical findings and the following 
analysis. The chapter will familiarize the reader with the chosen theories as well as 
theories that are closely related to the subject but that have been deemed irrelevant. The 
Balanced Scorecard method and Convergence have been thoroughly researched and 
critically reviewed so as to assure that they are applicable to the subject at hand.  
 

2.1	  Performance	  measurement	  systems 
 
BSC, which is the theory this study is built upon, is a tool developed to asses the 
performance of an organization based on four different but interlinked aspects, it can be 
seen as part of the wider theory known as Performance Measurement Systems (PMS). 
Thus, in order to provide the reader with an overview of why measurement systems are 
used, and how they might enhance firm performance, the concept of PMS will be 
discussed briefly in the following part of the paper.  
 
According to Neely et al., (1995, p. 80) PMS involves measuring and evaluating 
organizational performance by including several different factors of an organization. 
More closely, they define it as measurement of performance based on the quantification 
of the actions made by an organisation. Further, the measurements are made by specific 
performance measures that are then designed into a measurement system to fit the 
specific organization. The importance of PMS for company performance has been 
illustrated in several previous studies; Kouftheros et. al., (2013), Neely et. al., (1995), 
and Neely (2005) all discuss different types of PMS that are crucial for firms to 
understand their developments and how to achieve their setup of organizational goals. 
Moreover, Kaplan & Norton strengthens the arguments from the other researchers by 
stating “we believe that if you don’t measure performance toward an objective, you 
cannot manage and improve it”  (Kaplan & Norton, 2008, as cited in Kouftheros et. al., 
2013, p. 7). Additionally, it is argued that if a company manage to create a viable PMS 
for its business operations, it will give managers an holistic view of company 
performance that in turn will aid the forward development and reaching of strategic 
goals (Wieland et. al., 2015, p. 313). As the purpose of this specific study is to 
investigate the potential effects that the New Act has had on the development of public 
housing companies in comparison to the private housing companies, based on both 
quantitative financial data as well as qualitative data on internal company processes, the 
width within PMS suits the research purpose and question well.  
 
There has been a great number of different PMS discussed in literature during the last 
decade, amongst several other being BSC, first introduced by Kaplan & Norton in 1992, 
which has also proved to be the most cited one (Neely, 2005, p. 1267). This is one 
reason why it is believed that the BSC is the most viable PMS to use in this case. The 
fact that it has also been discussed in resembling studies that evaluates the efficiency 
and performance of the public sector further strengthen the choice. There are several 
different notions related to PMS based on which specific system that are discussed. 
However, as the choice is to only use the PMS of BSC for this study, the discussion is 
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delimited to the four aspects of BSC and their content.  

2.2	  Balanced	  Scorecard	  method 
 
The Balanced Scorecard method, which is the foundation from which the measurements 
in this study is made, is a method for analysing company performance from four 
different perspectives; financial, customer, internal-business-processes, and learning 
and growth. By incorporating different aspects of an organization for measuring 
performance, the BSC method gives a more balanced and accurate picture of company 
performance than more traditional financial measurements (Olve et. al., 1999, p. 27). 
Despite this the BSC method was never developed with the intentions to substitute 
financial management models, but rather to extend them from a mostly short term 
perspective into medium and long-term perspectives of a company's performance and 
development (Pandey, 2005, p. 64-65).  
 
Traditional accounting-based financial performance measurements have been criticised 
to give a misleading picture of a company’s performance and development as it 
incorporates a rather narrow scope of variables. For example, if a company decides to 
cut spendings on areas such as R&D, information technology or market development, 
this might show an improvement looking only at the accounting system. However, it is 
not sure that these decisions have created any additional value for the company as a 
whole. Using BSC, which takes other factors than purely financial into account will 
thus give a better evaluation of such decisions (Banker et. al., 2004, p. 424). 
Additionally, purely financial performance variables are not specifically related to the 
objectives of the company. Thus using them as the only evaluation will not provide an 
organisation with a sustainable competitive advantage (Kaplan & Norton, 1996, p. 55).  
 
As discussed previously in this paper, the BSC method has been studied together with 
the public sector in several former studies. One example being a study by Guimarães et. 
al., (2010) which investigate if the BSC method is applicable to the public waste sector 
in Portugal in order to enhance efficiency of public companies in this sector. The study 
focuses on the feasibility of applying BSC to the public waste sector, rather than the 
strategy behind BSC itself (Guimarães, et. al., 2010, p. 2633). In line with this, Mendes 
et. al., (2011) in another study of the public waste sector, applies a version of the 
Balanced Scorecard to evaluate whether or not the BSC enhance performance or 
not.  Measured over a one-year timeline, results indicated that one year after 
implementation, the performance and value creation of the public waste sector in 
Portugal was enhanced by 52,45% (Mendes et. al., 2011, p. 28). The current study will 
not investigate the effects of applying BSC on the rental housing sectors; rather it will 
be used as a measurement instrument for assessing its performance.  
 
On a national level, some studies have focused on the applicability and feasibility of 
using a Balanced Scorecard in the public sector in Sweden (Backlund & Johansson, 
2012; Nilsson, K. 2010). In a case study on the Swedish social service sector, Backlund 
& Johansson (2012) investigate to what extent the Balanced Scorecard is used by 
managers, as well as the conformity of BSC on public social service sector in Sweden. 
Result showed that there were several different factors present that confirmed that BSC 
is a method used by managers in Public Social Welfare in Sweden (Backlund & 
Johansson, 2012, p 76). Moreover the study by Nilsson (2010) investigates the different 
expectations that staff in the public sector had on coming implementation of Balanced 
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Scorecard an administrative reform. From 13 in-depth interviews with actors from the 
Swedish municipality, results showed that the ones that have highest expectations were 
politicians themselves. Overall there were positive expectations from implementing 
BSC from politicians and administrators in the public sector, whilst operative staff had 
the lowest expectations of such a reform (Nilsson, 2010, p.  829). This study shows that 
the implementation of a Balanced Scorecard as a managerial instrument will have 
different implications depending on what level of a public organisation that is affected. 
Once more this matter is not dealt with in this study, since the Balanced Scorecard will 
only work as an instrument for measuring and comparing the development of public and 
private housing companies. 

2.3	   Applying	   the	   Balanced	   Scorecard	   for	   assessing	   performance	   in	  
Swedish	  housing	  sector	  
 
To apply a BSC method for evaluating company performance one must be aware of in 
which stage the company is. Kaplan & Norton (1996) defines three different business 
lifecycle stages for companies; growth, sustain and harvest. Companies in the growth 
stage focus all their efforts on potentials for growth. This includes for example investing 
in R&D, new production facilities and distribution networks. Financially these 
companies focus on having high growth rates in revenues and sales (Kaplan & Norton, 
1996, p. 48). Most companies are in the sustain stage, meaning that their main objective 
is to defend their existing market share and try to achieve a small growth from year to 
year (Kaplan & Norton, 1996, p. 49). Moreover, companies in the sustain stage uses 
financial goals related to profitability, such as operating income and gross margin. 
Lastly, Kaplan & Norton further defines companies in the harvest stage, where the 
target mainly is on maximizing cash flows, which financially implies focusing on 
increasing operating cash flow. 
 
Based on the above, the authors conclude that most of the public and private housing 
companies in Sweden are in the sustain stage of their business lifecycle. The reasoning 
behind this is that the actors on the Swedish rental housing market are so many and 
therefore the market shares are limited. Most of them probably focus on retaining 
customers rather than expanding and growing into new markets. An additional reason is 
that the public housing companies, which make up half of this studies population, are 
bound to one market geographically and legally and therefore are in the sustain stage 
automatically. Thus the following choices of variables used for the study will reflect 
upon this. 

2.3.1	  The	  different	  aspects	  of	  the	  Balanced	  Scorecard	  

As mentioned above the BSC method comprises of four different aspects. To give the 
reader a good understanding of what the BSC method is, all four aspect will be 
explained in the following part, together with the chosen variables included in the study. 
As the choice of practical method is a mixed method based on both numerical data and 
interviews, all aspects of BSC will be reflected upon in this study.  

Financial	  aspect	  of	  BSC	  in	  Swedish	  Housing	  companies	  
 
The financial perspective is believed to be the most fundamental aspect of assessing 
company performance because the factors in the financial perspective are interlinked 
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with the factors in the other three perspectives of BSC (Kaplan & Norton, 1996, p. 61). 
Kaplan & Norton (1996) suggest the following general measurements for the financial 
aspect; return on investment, economic value added, profitability, revenue 
growth/revenue mix, cost reduction and productivity. As argued above, the companies 
that are of interest for this study are in the sustain stage. For such companies, Kaplan & 
Norton (1996, p. 49) specifically suggest focusing on financial data such as gross 
margin and operating income.  
 
It is crucial to take into account that the factors chosen for the perspectives of BSC, has 
to be clearly related to the specific industry that the study concerns. Since the biggest 
change that came with the amendment was the concept of businesslike principles where 
market oriented rates of return were required, it will be of focus in this perspective. 
Therefore the questions will aim at finding out what particular rates of return that the 
companies look at and what their required level is. In addition to this the quantitative 
data will be gathered based on the responses in order to increase the applicability to the 
specific industry.  

Customer	  aspect	  of	  BSC	  in	  Swedish	  housing	  companies	  
 
The second aspect of BSC is the customer perspective. This is because the customer 
perspective incorporates the variables that ought to make a company reach its financial 
objective; i.e. the success of the financial aspects depends on the company’s 
performance in the customer aspect (Kaplan & Norton, 1996, p. 63). In other words, by 
creating customer value, the company can achieve long-run financial performance. For 
measuring the customer aspect, Kaplan & Norton suggest the following factors; 
satisfaction, retention, acquisition and profitability. Additionally besides creating 
customer value, managers must translate the overall mission and strategy goals of the 
organization into factors of the customer perspective. The key to the customer 
perspective is the value proposition of the company (Pandey, 2005, p. 56). The 
customer aspect will be investigated using qualitative data collected from semi-
structured interviews. The questions in the interview guide will reflect upon all factors 
of the customer aspect that Kaplan & Norton (1996) suggests, besides customer 
satisfaction seeing how this factor is measured by asking customers themselves. This 
goes beyond the framework of this study.  
 
To construct the questions it must be defined how each of the chosen factors are related 
to the chosen industry. First, customer retention is defined as how long one tenant stays 
within the housing company, as well as if the tenant moves between different 
apartments owned by the same housing company. Closely related to this is the second 
factor, customer acquisition, is referred to as the company's marketing strategy and how 
they work to attract new tenants. Additionally, it will also be related to the acquisition 
rate of new facilities. To generate an as credible response as possible to questions 
regarding customer profitability, the focus will be on the rent pricing levels. An 
indicator of how a housing company focuses on customer profitability or not could also 
be if they regard some customer groups to be less profitable than others, and thus 
intentionally eliminate them as target customers. Typically targeted customer groups in 
housing companies could be for example; student accommodation, senior residences 
and rental apartments. 

Internal-‐business-‐processes	   
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The third aspect of BSC focuses on an organisation’s internal processes that have the 
biggest effect on customer satisfaction and financial objectives. At this aspect the BSC 
goes beyond traditional performance measurements, as it highlights the processes most 
critical for the organization to succeed (Kaplan & Norton, 1996, p. 27). In line with the 
other aspects of BSC, this also considers both long-term and short-term objectives 
(Kaplan & Norton, 1996, p. 28). As discussed previously in this report, private housing 
companies are believed to be more short-term oriented, whilst public housing 
companies focus more on long-term objectives (SABO, 2011, p. 3) Based on this, it 
verifies that all aspects of BSC is viable to use for a comparison between the two.  
 
For assessing this aspect for an organisation Kaplan & Norton (1996) suggests that one 
focus on the following factors; Innovation, Operations and Post-Sale Services. As this 
study compares the public and private housing sector, the choice is made to focus on 
Operations and Post-Sale services. The Innovation factor will be disregarded since the 
companies are in the sustain stage, acting in a mature industry that is not innovation-
driven (Johnson et al., 2014, p. 52).  
 
Operations in this study will cover cost, quality and time for delivering value to the 
tenants. The time factor will be investigated by constructing questions regarding queue 
time for a new tenant to get an apartment. The quality factor will be covered by a 
question considering the maintenance, repair and renovation efforts that the company 
put on their facilities. This factor is also closely related to post-sales services factor. In 
addition, to gain as much information as possible regarding the company’s operation the 
respondents are also asked to describe and discuss the mission and vision. Mission in 
this thesis is defined as the formal statement of a business that defines what the business 
aim to achieve, and how this will be achieved. The vision describes a future state that 
the company desires to reach, it is grounded in the mission statements, but have a less 
distinctive content than the mission statement (Burns, 2016, p. 172-172).  

Learning	  and	  growth 
 
The fourth and final perspective of BSC concerns the internal development necessary to 
achieve long-term growth. By internal development Kaplan & Norton (1996, p. 127) 
refers to; Employee capabilities, information system capabilities, motivation, 
empowerment and alignment. This aspect is closely interlinked with the other three 
perspectives of BSC, as it bridges the gaps between them. Therefore the overall long-
term success of an organisation relies on the success of this aspect (Pandey, 2005, p. 
56).  
 
For the present study, focus will be on employee capabilities, motivation, empowerment 
and alignment. Information system capabilities concern sensitive information that the 
company possesses, which can be for example information about customers, employee 
efficiency and financial decisions (Kaplan & Norton, 1996, p. 127). As this study does 
not aim to uncover sensitive information that could harm the respondents or their 
customers this factor of the learning and growth perspective has been excluded. 
Employee capabilities is a broad term, which is further specified to incorporate the 
following three factors; employee satisfaction, employee retention and employee 
productivity (Kaplan & Norton, 1996, p. 129). As this study will collect qualitative data 
through interviews with one person in a leading position at the company, the answers 
gathered will be subjective; therefore focus must be on gathering an overall picture. In 
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addition to a general question about which capabilities that are viewed as important for 
employees at a company, questions around employee turnover in order to assess 
employee satisfaction and employee retention will also be asked. Considering employee 
motivation and empowerment, questions will be constructed around employee training 
and reward systems. Additionally as the study seeks to investigate how involved the 
employees are in the development of the company’s overall strategic goals, questions 
will be asked concerning that.  
 

2.4	  Critique	  against	  the	  Balanced	  Scorecard 
 
Although many views of the BSC method linked with public sector management are 
positive (Guimarães, et. al., 2010., Mendes et. al., 2011., Dreveton, B., 2013), the 
method has not proved as efficient in all settings. For example a study by Northcott & 
Taulapapa (2011), focus on examining the use of a BSC method approach for 
managerial performance evaluation in the public sector of New Zealand (NZ). By 
sending out questionnaires to 73 different city and regional councils in NZ the result 
indicated low levels of usefulness for the Balanced Scorecard in the public sector of NZ 
(Northcott & Taulapapa, 2011, p. 172). This study illustrates the importance of a 
general receptivity amongst public managers in order for BSC to function as desired. 
This is something that will not be considered for this study, since the BSC will be used 
to investigate the performance and development of public and private housing 
companies and not the applicability of BSC in Swedish housing sector. Moreover, 
Jacobsen et. al,. (2010, p. 262) introduce the risks of BSC being drawing inaccurate 
conclusions and disregarding the cause-and-effect relationship between the different 
aspects of the Balanced Scorecard. Therefore, anyone that wishes to use the Balanced 
Scorecard as a performance measurement must pay attention to what the correlations 
between the aspects mean. It is crucial to be able to show cause-and-effect relationships 
between the different aspects in order to draw any viable conclusions from them 
(Jacobsen et. al,. 2010, p. 274). With help from Nørreklit et. al, (2008) the scheme 
presented below over the linkages between the aspects of BSC will be used.  
 

	  
Figure 1. Measurements of the Balanced Scorecard. Source: Own elaboration based on 
Nørreklit et al., 2008, p. 66 

Seeing how the different aspects are interlinked the variables from the four aspects that 
is believed to have highest correlation with regard to the chosen industry can be chosen.  

2.4.1	  Critique	  on	  the	  public	  sector	  BSC	  
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One of the most common critiques that has been directed against BSC in relation to the 
public sector, is the fact that it is seen as being too narrow with only four perspectives. 
This because the public sector is believed to be much more complex than the private 
one, seeing how the two differs in value-creation, goals and objectives (Moore, 2000, p. 
190). For example, citizens of a country will be important stakeholders for a public 
sector company, which is not the case for most private sector companies (Ericsson & 
Gripne, 2004, p. 32). Moreover, as the BSC in its original form puts the financial 
perspective on the top, it is believed to be misleading for the public sector as it is not 
purely focused on financial goals (Olve et. al., 1999, p. 268-269).  
 
Moullin (2009) agrees to above discussed critique, and claims that the BSC has to be 
developed to be applicable to the public sector. In his work he presents an expanded 
version of the original BSC adapted to be used in public sector organisations; the Public 
Balanced Scorecard (Moullin, 2007, p. 282).  
 
 

	  
Figure 2. Public Balanced Scorecard. Source: Own elaboration based on Moullin et al., 
2007, p. 283 

Moullin (2009) argues that the only way to assess the efficiency for a public sector 
organisation is to use the Public Balanced Scorecard, where the four perspectives have 
been increased to in total seven perspectives. These are in turn divided into three sub-
groups; Results, Processes and Abilities. Moreover, less focus is put on financial 
objectives, whilst factors such as management, innovation & learning and people & 
partnership has gained importance (Moullin, 2009, p. 29). 
 
While being aware of the critique that has been targeted against the use of BSC in the 
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public sector, together with the arguments presented above, the authors of this study 
still consider the original BSC framework presented by Kaplan & Norton (1992) to be 
the most viable to use. The reasoning behind this is grounded in the motive of the New 
Act (SFS 2010:879) that was implemented 2011, namely that public housing companies 
should move considerably closer to being operated in the way of a private company, in 
contrast to how the companies historically have been operated. Therefore, this thesis 
will follow the framework of the original BSC.  
 

2.5	  Convergence 
 
In the Merriam-Webster dictionary (2017), one of the definitions of convergence is “the 
merging of distinct technologies, industries, or devices into a unified whole.” As the 
New Act came into effect the differences between the public housing and the private 
housing companies in Sweden became fewer. Distinctions that separated them, such as 
objectives and financial support, disappeared. Since the overall purpose of the 
amendment was to increase neutral competition and urge the public housing companies 
to work under businesslike principles (SFS 2010:879), it can be thought of as trying to 
increase the convergence between the two sectors.  
 
An industry where regulations and deregulations have prevailed for many years is the 
banking industry. In a study by Vennet (2001) the growth path of the bank sectors 
within the OECD after the financial reform of 1980 were studied. He found that there 
was a significant amount of size convergence where smaller bank sectors grew faster 
than bigger ones (Vennet, 2001, p. 544). Vennet (2001, p. 545) chose specific variables 
that were thought to change after the reform, variables such as access to revenue 
sources, growth in international trade and increased competition, and compared their 
development in the two samples of bank sectors. The idea to test variables and look at 
their development in order to see if there is convergence or not is applicable to the 
current study as the aim is to see whether or not the housing companies within the two 
sectors are becoming more similar, a characteristic of neutral competition.   
 
David (2003) investigated the growing similarity between nonprofit and for-profit US 
private hospitals during the time period 1960 to 2000. He referred to this growing 
similarity as convergence in size between the two sectors and concluded that it has 
persisted throughout the sample period (David, 2003, p. 61-62). In addition David 
(2003, p. 61) used factors such as competition, cost advantages for nonprofit hospitals 
and market share of for-profit hospitals, to name a few, as explanation for the 
convergence. Seeing how this study showed that convergence between the two sectors 
were consistent through the time period, even though it was a very long period, 
indicates that the sample period in this study between 2010-2015 will also result in 
visible changes.  
 
An additional study in regards to convergence between nonprofit and for-profit 
organizations was done by Ramirez & Janiga (2009). They find that nonprofit 
organizations are increasingly converging towards the for-profit organizations in 
regards to money, management, mission maximization and metrics (Ramirez & Janiga, 
2009, p. 322). Similarly to this study the level of convergence on more variables than 
those related to financial performance will be investigate. However, an important 
distinction lies within the fact that Ramirez & Janiga (2009, p. 309) views the 
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convergence as being driven by internal factors while the external factor in this study, 
the New Act, is seen as the main driving force.  
 
In an article by Austin et al., (2007) a more holistic view of convergence between 
nonprofit and for-profit sectors is taken. They look for characteristics of for-profit 
businesses in the nonprofit sector and vice versa. Their sample population consists of 
businesses and nonprofit organizations both from the US and Europe, giving them a 
global perspective (Austin et al., 2007, p. 26). Additionally the study finds that the two 
sectors are not only converging but they are doing so faster, broader and deeper than 
what was first thought. They conclude that there are four areas in which the sectors are 
converging that can be considered to be more important. Those are; value creation, 
stakeholder management, organizational structure, and capital mobilization (Austin et 
al., 2007, p. 26). This study aim to find convergence in the sense that the public housing 
companies, i.e. the previously nonprofit organizations, are becoming more similar to the 
private housing companies and so having more similar characteristics to them than 
before. This differs from the article by Austin et al., (2007) since they studied what 
characteristics from the non-profit organizations that for-profit businesses had as well as 
the other way around. However, the choice to limit the study was made because the 
New Act only concerned public housing companies and so they are of more interest.  
 
In this study the degree of convergence between the two sectors will be investigated 
throughout the sample period. However, as this study will use both a qualitative and 
quantitative data collection the only aspect where it will be possible to show a clear 
convergence is within the financial perspective. This is because it involves quantifiable 
data whereas the others do not. From there the movement of the financial perspective 
will be visible, hopefully resulting in a convergence between the two sectors. The 
qualitative data will be gathered through semi-structured interviews where follow-up 
questions will be asked regarding changes from before and after the amendment. This 
could imply convergence in the other perspectives as well.  

2.6	  Other	  related	  theories 
 
A prevailing theory within economics regarding objectives of companies is that their 
fundamental goal is to maximize their economic value (Parker, 2006, p. 20). This theory 
gained much of its ground thanks to Milton Friedman. He argued that maximizing 
returns, or in other words maximizing profits, should undoubtedly be the main objective 
for a firm in order for it to be successful (Friedman, 1953, p. 22). In microeconomics 
the term profit is defined as the difference between revenues and costs, which in turn 
should be maximized for a firm to stay competitive and alive (Perloff, 2012, p. 232). 
However, several studies have been done on firms that maximize their economic value 
by other means than profit (e.g. Sexton, 1990; Williamson, 1975; Porter, 1980). Within 
the field of business administration economic value is more generally referred to as 
value maximization and specifically aims at increasing the market value of a firm 
(Brealey et al., 2014, p. 8). In his study, Jensen (2001, p. 299) defines value 
maximization as increasing the total value of all financial aspects of the firm but the 
term is more commonly referred to as increasing the value of a firm’s stock (Brealey et 
al., 2014, p. 7; Kontes, 2010, p. 33). All of the above mentioned, whether it is profit 
maximization or value maximization, are based on a single-valued objective. Jensen 
(2001, p. 301) defines a single-valued objective as one specific goal that should serve as 
a compass for decisions made in every aspect of the company. He goes on to argue that 
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value maximization in the end will lead to maximized social welfare and so there is no 
need for companies to work for multiple objectives (Jensen, 2001, p. 302).   
 
Since profit maximization and value maximization both argue for the firm to have a 
single-valued objective they are irrelevant for this study. As discussed in the 
introductory chapter a public housing company works with objectives both aimed at the 
public good as well as those related to being a long-term profitable business (SABO, 
2011, p. 3). In addition, Property Owners Sweden (Sw.: Fastighetsägarna i Sverige), an 
organization by private housing companies that works for a strong and well-functioning 
housing market, agreed with the Swedish Competition Authority that if public housing 
companies were to be operated under a profit maximizing objective it would not be 
beneficial for the market (Rynell & Lennebo, 2010, p. 7). With these arguments in mind 
the BSC method is believed to be a more suitable theoretical point of departure for this 
study and so profit maximization is disregarded.  
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3.	  Scientific	  method 
This chapter will outline the methodological starting points of this study. It will start by 
explaining preconceptions of the topic and how it might affect the study. This is then 
followed by an exposition of the perspective of the study, in which a discussion about 
why this perspective was chosen before another is disclosed. The chapter then continues 
with the research philosophy, where the epistemological and ontological standpoints 
are outlined. The final part of this chapter will go through the research approach, 
before continuing with the next chapter about the practical method. 
 

3.1	  Preconceptions	  
	  
It has been acknowledged by Bryman & Bell (2011, p. 30) that no research can be 
entirely value free and so the researcher must be aware of how his or her values and 
preconceptions might affect the study. They state that it is important to note that 
preconceptions might intrude in all areas of the research. In accordance with Johansson-
Lindfors (1993, p. 25) and Wallén (1996, p. 33) the authors of this study believe that it 
is important to identify and state one’s preconceptions and values when conducting a 
research.  
 
Preconceptions can be divided into two different groups, the first being preconceptions 
that stem from the researchers own experiences and the second group includes 
preconceptions related to the researcher’s theoretical knowledge (Johansson-Lindfors, 
1993, p. 76). Due to this, it is important for the researcher to review his or her 
background in the context of the research topic. As the authors of this study have 
experience from the rental housing industry in Sweden there is a risk that this personal 
connection will create a bias in the research. It is therefore crucial to be cautious not to 
let personal preconceptions and values color neither the study nor the conclusion. 
Moreover as prejudices exist both concerning public housing and private housing 
companies, the authors must be aware that they exist when conducting the study and 
analysing the results. Prejudices that are shared about public housing companies are that 
they in general are inefficient and backward looking. On the other hand private housing 
companies is believed to take out higher rents, disregard social welfare and only act 
profit maximizing.  
 
Moving on to the second group of preconceptions related to theoretical knowledge the 
authors both have similar backgrounds as students at Umeå School of Business and 
Economics and the International Business Programme. Even though the international 
perspective will not be useful in this study, as it is on a national level, the fact that the 
authors have studied a programme entirely in English will help to review and analyze 
English literature. During the education, courses within all branches of business 
administration have been studied. This will be useful when doing this study and 
analyzing the result for several reasons. First as both have studied courses within 
accounting and finance this will aid the analysis and withdrawing of relevant 
information from financial statements of the companies included in the sample. 
Moreover, as both also have studied management and business strategy the knowledge 
gained from those courses can be applied when analyzing the companies from a holistic 
perspective.  
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Besides this, preconceptions and values are also important to consider for the ethical 
perspective of the research (Bryman & Bell, 2011, p. 32). This will be dealt with 
separately in section 4.9.   

3.2	  Perspective	  of	  the	  study 
 
The purpose with the New Act was that public housing companies should begin to 
operate under more businesslike principles (SFS 2010:879). If this effect is reached, it 
implies that the level of competition between public and private housing companies 
becomes more equal. Therefore it is wise to take the perspective of the overall rental-
housing sector. When deciding the main perspective of the study, the authors also 
considered having the perspective of the individual companies as the primary 
perspective. The reason why this was not applied was that this study evaluates and 
compares two very different types of companies; namely public and private. As been 
mentioned earlier in this paper, they have different characteristics, which in turn would 
make their perspectives on the subject very diverse.  
 
First, taking the perspective of private housing companies; if the level of competition 
becomes more equal, it would lead to that the public housing companies lose their 
natural position as market leaders, and that private companies will gain more market 
shares. In turn taking the perspective of the public housing companies, this will put 
more pressure on them to be efficient and earn profits in order to have long-term 
sustainability and be able to meet competition from private housing companies. The 
choice could then have been to consider two perspectives: one from the public 
companies and one from the private ones. This would however make the comparison 
less objective, and the risk could then be that the analysis of the result would have been 
affected more by the perspective of one group than the other. As the aim is to conduct a 
study with a meaningful practical contribution both for the public and private housing 
companies, it seems more accurate not to choose the perspective of the companies, but 
rather the overall perspective of the sector, and leaving the perspective of companies as 
a sub-perspective to consider to a lesser extent when analysing the results. 
 
The third group that could be affected is the tenants themselves. As discussed in the 
previous part about preconceptions, private housing companies are usually believed to 
charge higher rents, and usually cut down on costs for maintenance and services in 
order to maximize profits. Public housing companies on the other hand are usually seen 
as acting for the good of the society, charging only the level of rent necessary to ensure 
good standard of the apartments. However if the public companies are to be driven with 
more businesslike principles, it might lead to them charging higher rents in order to gain 
higher profits. If so, that would affect tenants in a negative way. However as this is 
merely a speculation stemming from the authors’ preconceptions of the topic, this sub-
perspective will not be treated further in the study, as the research should not be colored 
by the authors’ personal values and beliefs. Other perspectives that could be considered 
are external stakeholders such as SABO, the Tenant Association or the government. 
However, as this study will collect data from semi-structured interviews from CEOs or 
other people in leading positions of both sectors another perspective than the Swedish 
rental housing companies is irrelevant. On the other hand the result might have practical 
implications that affect these stakeholders. However, as no interviews will be held with 
these stakeholders their opinions or perspectives will not be possible to convey.  
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3.3	  Research	  Philosophy 
 
For any researcher who wishes to study the nature of a phenomenon, the question that 
must first be asked is how the reality and the knowledge itself are interpreted from a 
philosophical standpoint. The researcher must justify his or her choice of methodology 
and method based on the chosen philosophical standpoints. These choices depends on 
both the nature of the topic to be studied, as well as the researcher's own assumptions of 
reality and knowledge (Tuli, 2010, p. 99). For this study two main philosophical 
standpoints that researchers must reflect upon is introduced; Epistemology and 
Ontology. These two are closely interlinked as the former considers the nature of 
knowledge, whilst the latter considers the existence of the social reality itself. Thus, the 
choices for each of them should be coherent with the choice of the other (Bryman & 
Bell, 2011; Cohen et al., 2011; Tuli, 2010).   

3.3.1	  Epistemology	  	  

When conducting a research it is essential for the researcher to clarify how he or she 
view knowledge, i.e. what he or she defines as valid knowledge and what is regarded as 
true knowledge (Plotkin, 1994, as cited in McNabb, 2013, p. 37). This is the position of 
epistemology and generally stated it is concerned with whether or not studies of the 
social world can be studied under the same principles as that of the natural sciences. 
Specifically this entails deciding if principles, processes, and ethos from the natural 
sciences are applicable on the social world that one wish to study. If one takes the 
position that they are, the epistemological position is called positivism (Bryman & Bell, 
2011, p. 15), if not it is interpretivism (Bryman & Bell, 2011, p. 16).  
 
Positivism, as stated above, takes the epistemological position that the social world can 
be studied and viewed with natural science approaches (Cohen et al., 2011, p. 7). This 
means that the researcher views knowledge as something that can be measured and 
observed (McNabb, 2013, p. 37). It encompasses principles such as using hypotheses to 
test theory; the objective administration of science and the belief that only phenomena 
confirmed by the senses can be regarded as knowledge (Bryman & Bell, 2011, p. 15). 
Hence, positivism draws a clear line between research and theory where the former is 
used to test the latter so as to contribute to the development of laws.  
 
On the other end of epistemological positions interpretivism is found. As it is a 
diverging position to positivism the social sciences is regarded as fundamentally 
different from the natural sciences. The goal of an interpretive position to epistemology 
is “to produce an understanding of social context of the phenomenon and the process 
whereby the phenomenon influences and is influenced by the social context” 
(Rowlands, 2005, cited in McNabb, 2013, p. 44). Thus principles from the natural 
science cannot be applied on the social world (Bryman & Bell, 2011, p. 16). Further, 
interpretivism does not wish to explain human behaviour but rather understand it. The 
researcher who takes this position aims at understanding the social world under the 
subjective view from those people that are active within the world that is being studied 
(Bryman & Bell, 2011, p. 18).  
 
Evident from the above information, this study will take the epistemological position of 
interpretivism. Even though the fundamental purpose of this research is to observe 
whether or not the wanted effect of the New Act has occurred, for which a positivistic 
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position would seem accurate, interpretivistic standpoint allows for a deeper 
understanding of the qualitative data. Moreover, as the qualitative data will be collected 
through semi-structured interviews with CEOs or someone else in a leading position the 
data will be highly affected by the respondent’s personal view. Therefore, the authors of 
this study do not think a positivistic standpoint would be suitable. However, it is worth 
mentioning that the epistemological positions taken within social science research is 
seldom exclusive of each other (McNabb, 2013, p. 38). Nevertheless the objective of the 
study should naturally lead to an orientation towards one or the other (McNabb, 2013, 
p. 39). Considering the fact that this is a mixed method QUAL-quan study, for which 
the qualitative data will serve as the main data, and the quantitative data will serve as 
supporting data for the analysis of the qualitative data, an interpretivist position is the 
most suitable. Even though there is room for speculative reasoning within 
interpretivism, which will be necessary in order to analyze the qualitative data from the 
interviews, the author must beware not to let personal subjective preconceptions 
influence the interpretation (McNabb, 2013, p. 41).  
 
To successfully accomplish the primary goal of this research it will be of great 
importance that the interpretivist epistemological position prevails from beginning to 
end. That is, succeeding with a deep and independent study of the chosen sample so as 
to conclude value-free results.  

3.3.2	  Ontology	  	  

Whilst epistemology concerns the nature of science, ontology describes a viewpoint of 
the social reality itself and how it should be interpreted. At the core of ontology lies the 
conception that nature of reality can either be regarded as an objective entity, that exists 
separately from social actors within that society, or, if the social reality is 
interconnected to social actors, and thus formed and developed through them. Ontology 
aims to answer philosophical questions such as: is the social reality external to 
individuals? Or is the reality, even though not actuable by individuals, a product of 
individual’s cognition? By taking a standpoint to this questions and how to interpret the 
social reality, the authors must choose an ontological standpoint; either objectivism or 
constructionism (Cohen et. al., 2011, p. 5).  
 
An objectivist ontological viewpoint is that social phenomena exist as separate entities, 
and that social actors cannot interfere in them. It is an approach to reality where there 
are no relations between entities of the social reality, that each entity exists separately 
meaning that they will appear and be equally available in the same manner for any 
observer (Bryman & Bell, 2011, p. 21). The ways in which they might appear 
differently to different observers lie in the observers’ own sensory ability to interpret the 
social reality. That is, the entities themselves will, at least in practice appear in the same 
way for every observer, but the observers individual interpretations will make them 
appear differently. Thus, failures of the observer to realise that prejudices, interpretation 
differences and measurements differ from individual to individual, means a failure for 
realising that entities exist separately from observervers interference and is thus 
ultimately uniform in its appearance (Hazelrigg, 1986, p. 3). 
 
Constructionism contravenes objectivism in that it sees the social reality as coexisting 
and interlinked with the social actors within it. This means that social reality is both a 
product of interactions between social actors, and constantly changing based on this 
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(Saunders et. al., 2009, p. 111). As the social reality can be interfered and affected by 
actors, it implies that the version of reality that the research present is thus the specific 
version of that actor, and not the reality as seen in general. Based on this, knowledge in 
a constructionist viewpoint is indefinite (Bryman & Bell, 2011, p. 22).  
 
The current study takes the ontological standpoint of constructionism. Related to the 
purpose of the study and research design, being to investigate the effect of the New Act 
on public housing companies in comparison with private housing companies using a 
mixed method QUAL-quan design, constructionism is the most accurate choice. This 
since the authors’ belief is that the reality cannot be separated from the actors within but 
are constantly affecting it. Also following this logic is that the amendment came from 
the request of the Swedish government in their suspicion that Sweden was not following 
the EC-law concerning neutral competition in the sector (SOU 2008:38). Here it is clear 
that humans affected the social reality. Further, the reasoning behind the choice is the 
fact that this research aims to disclose if the effects of the New Act were reached. By 
conducting semi-structured interviews together with supporting quantitative data, the 
development of public and private rental housing companies before and after the 
amendment will be studied. The aim is then to uncover the effect that the New Act has 
had on this development. Taking on a constructionism standpoint, this study will be 
able to explain “why” things happen as they do, as well as answer the question on “what 
happens”.  
 
This choice however cannot completely be taken without some reflection of the related 
shortcomings. First, seeing how our chosen area of the study is highly affected by 
human activity, the constructionist standpoint comes with some risks of bias for the 
interpretation of the data. Both because the data itself might be biased, seeing how it is 
highly affected by human activity, but also since this data might be affected by 
interpretations. Further, another aspect touched upon in this research that is influenced 
by humans is the implementation of the New Act itself. The choice for the amendment 
was mainly based on the regulation in EC-law. At a glance this could appear to have to 
be a mere consequence of other occurrences in the social reality, and hence not affected 
by human interaction. But as stated above the amendment would not have been done if 
it were not for humans and humanistic values and beliefs. Thus a constructionism 
ontological position is believed to be the most viable choice when studying this 
phenomenon. 

3.3.3	  Research	  Approach	  

Another decision that has to be made during the process of writing a thesis is what 
relationship the researchers see between research and theory. There are two views 
representing this relationship, either deductive- or inductive strategy. The most common 
one is deductive strategy in which the theory leads the research (Bryman & Bell, 2011, 
p. 11). In more detail this entails the researcher to state a hypothesis or hypotheses 
based on the theory and test it/them within the chosen field i.e. drawing conclusions 
from premises that are deemed to be true (McNabb, 2013, p. 9). Generally, a deductive 
approach to theory follows a linear process in which the researchers take certain steps in 
a specific order throughout the study (Cohen et al., 2011, p. 4). However, it is important 
to note that the researcher may deviate from the steps and in certain occasion even 
changes his or her view of the theory (Bryman & Bell, 2011, p. 12).  
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An inductive approach to the relationship between theory and research means that the 
theory will be the result of the research (Bryman & Bell, 2011, p. 13). Specifically this 
means that with an inductive approach to theory the researcher draws general 
conclusions about the observations made (Cohen et al., 2011, p. 4). In some instances 
this implies that the researcher generates a theory out of observations while other times 
the findings only have a small significance to theory but are more interesting in other 
ways. An inductive approach to theory usually follows a qualitative research method 
while the deductive approach is used within quantitative researches (Bryman & Bell, 
2011, p. 13).  
 
There is also the choice to mix the deductive and inductive approach to theory; this is 
then called inductive-deductive approach (Cohen et al., 2011, p. 4) or more commonly 
known, grounded theory (Bryman & Bell, 2011, p. 13). The approach, and specifically 
the word, grounded theory refers to the basis of the developed theory, which is 
grounded in the social aspects of the context being studied (Goulding, 2002, p. 43). If 
the researcher chooses the inductive-deductive approach he or she will move back and 
forth between data and theory, i.e. engage in an iterative strategy to theory (Cohen et al., 
2011, p. 4). This requires that the researcher systematically collect and analyze data so 
as to continuously develop the theory throughout the research process (Glaser & 
Strauss, 1967).    
 
As the epistemological and ontological choices are usually closely related to the chosen 
research method, i.e. quantitative, qualitative or mixed method so is the choice of 
research approach. Seeing how the current study aims to disclose the effect of the New 
Act, by following the outline of the chosen theory BSC, it falls within a deductive 
research approach. This since the theory of BSC will not be developed further, which 
would fall under an inductive approach. The study will also not be characterized by an 
iterative strategy to theory and not collect data continuously, which would be needed 
when having a grounded theory approach. As the interview guide have been formed 
based on the theory, a connection between the theoretical model and the event of reality 
will be made with as few deviations from the theoretical framework as possible. The 
classic view of a deductive approach is to test a theory with hypotheses (Saunders et. 
al., 2009, p. 124), but as argued by Bryman & Bell  (2011, p. 12) it is allowed within 
deductivism to change the view of theory. Thus, even if this study do not test a theory, 
but rather use the theory to build a framework for explaining reality, the deductive 
approach to theory is still a viable choice. 
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4.	  Practical	  method	   
This chapter will in detail present how the study was conducted based on the study’s 
research question and previous choices of scientific methodology. It will start out with 
the chosen research strategy, the research design, sample and data collection as well as 
the construction of the interview guide. The chapter ends with a presentation of ethical 
considerations and chosen method for analyzing the data. 

4.1	  Research	  Strategy	  
 
The research question in this study; Based on a Balanced Scorecard analysis; has the 
implementation of the New Act (2010:879) affected the overall performance of public 
housing companies, making them converge with private housing companies? is the 
starting point for choosing the practical method. Together with the objective and 
purpose to compare the private and public rental housing companies and investigate the 
effect that the New Act might have had on the sector, data collection must be made both 
quantitatively and qualitatively. Seeing how the Balanced Scorecard (BSC) incorporates 
both quantifiable factors such as financial ratios and profitability, and non-quantifiable 
factors such as organizational learning and growth, it would be inaccurate to only use 
one method for the data collection. This would mean that the end result could miss 
several relevant factors. Thus, in order to create an as viable and general result as 
possible from this study, a mixed method strategy is chosen.  
 
The mixed method is an approach to research strategy that aims to combine both 
qualitative and quantitative data collection into one study. It should by no means be 
confused with multiple method designs that incorporate two different studies based on 
both qualitative and quantitative data collection into one common study. Mixed method 
studies on the other hand is one study with one research question, that by combining 
qualitative and quantitative data collection can act as complementary in reaching the 
study's ultimate goal (Morse & Cheek, 2014, p. 3). Creswell (2009, p. 15) defines three 
different basic models of mixed method strategies as; convergent parallel mixed 
methods, explanatory sequential mixed methods and lastly exploratory sequential mixed 
method. In the first model, the researcher chooses to collect both qualitative and 
quantitative data in approximately the same time period, and from that combine the 
results of the two into the overall result and answer to a research question. The second 
model, explanatory sequential, builds on the researcher first conducting a quantitative 
study and analyzing the result and then designs a qualitative study to be able to explain 
the results from the quantitative study in a more in-depth manner. Lastly, exploratory 
mixed method model is on the contrary to explanatory, in which the researcher first 
conducts a qualitative research, and then complements the results from that with a 
quantitative study (Creswell, 2009, p. 16). Seeing how this study will investigate all 
aspects of the BSC, hence collecting more qualitative data than quantitative data from 
the same time period for the chosen sample, the exploratory mixed method will be 
followed.  
 
As continuation of the concept introduced by Creswell (2009), Bryman & Bell (2011) 
discusses three different classifications of mixed method approaches. Their 
classifications depend on the weights that are put on the different research strategies, 
which then makes the mixed method quantitative-qualitative, qualitative-quantitative or 
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equally weighted. As the aim is to collect extensive qualitative data that will be 
supplemented with quantitative data, this approach matches the exploratory mixed 
method nicely, which further justifies the choice of research method.   
 
Another key concept of mixed method is triangulation, which refers to the 
crosschecking of the two research strategies qualitative and quantitative and their 
respective results (Bryman & Bell, 2011, p. 631). The reason for using the mixed 
method research strategy in this study is thus to investigate whether the overall 
development of the organization also can be seen in the development of the financial 
figures. Webb et al., (1966) argue that the advantage of a mixed method study lies 
within the triangulation effect (as cited in Bryman & Bell, 2011, p. 633), which will be 
achieved in this study by using the exploratory sequential and qualitative-quantitative 
mixed method.  

4.2	  Research	  design 
 
After having decided the research strategy another important decision have to be made, 
namely what research design to employ. The research design will help to administer a 
foundation for the data collection and give priority to the different steps within the study 
(Bryman & Bell, 2011, p. 40). As this study will compare public housing companies 
with private ones and investigate its change and potential convergence after the 
amendment the study falls naturally within a comparative research design. As the term 
indicates, a comparative design needs at least two cases to achieve a comparable aspect 
within the study (Bryman & Bell, 2011, p. 63). Data is then collected from both cases, 
usually through a cross-sectional design. This requires the researcher to gather data 
from at least two instances simultaneously, which is done to achieve an overview of 
potential changes within the chosen context (Bryman & Bell, 2011, p. 53). Relating 
once more to the purpose of this study, which is to show whether or not the wanted 
effect of the New Act has been fulfilled, rather than explaining why, a comparative 
cross-sectional research design is a viable choice. Further, as the choice to conduct a 
mixed method study was made to be able to combine the result of the qualitative 
interviews with the result from the quantitative financial data, a cross-sectional research 
design will further aid this strategy (Bryman & Bell, 2011, p. 57).  
 
 

4.3	  Data	  Collection	  and	  chosen	  sample	   
 
As mentioned above, this study will use a mixed method strategy to be able to answer 
the research question. It entails gathering both qualitative and quantitative data from the 
sample. In order to gather the qualitative data needed to assess the perspectives of the 
BSC, semi-structured interviews with appropriate interviewees will be made. The 
choice of semi-structured interviews has been made based on its advantages related to 
this study. As two types of groups are included in this study, that will each have 
different opinions and experiences on the same topic, there must be room for flexibility 
when doing the interviews (Bryman & Bell, 2011, p. 467). There could have been the 
choice to make unstructured interviews, but to gather an as unbiased result as possible 
and to ease the analysis of data, semi-structured interviews is a more viable option. 
 
The quantitative data needed to investigate the financial perspective of the BSC will be 
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collected from the database Retriever Business. Retriever Business is a well-known and 
reliable data collection source where several key financial numbers can be found. 
Utilizing a database, such as Retriever Business, have a lot of benefits. Adams et al., 
(2007, p. 107) argues that the data that can be drawn from a secondary source is 
generally extensive, reliable, valid and easily accessed, which decreases the time put on 
data and information collection. On the other hand, Adams et al., (2007, p. 118) urge 
that attention must be put on potential problems of secondary data, specifically the 
validity and its representativeness. Of course it is important to validate the numbers 
gathered so that they are up-to-date and accurate. This because inept data would result 
in an inaccurate outcome of the research. These potential problems are overcome by 
doing a spot check of the data gathered from Retriever Business and crosschecking it 
with the companies’ annual reports. In doing so the authors of this study assure that the 
data is valid and representative.  

4.3.1	  Sample	  population:	  Public	  housing	  companies	  

When conducting a research the population that one wishes to investigate needs to be 
closely related to the chosen research topic (Bryman & Bell, 2011, p. 173). Since this 
research is based upon the amendment of the public housing law in Sweden one part of 
the population is given, i.e. public housing companies in Sweden. As this is a 
comparative study the other part of the population is made up of private housing 
companies in Sweden.  
 
To be able to obtain the population consisting of public housing companies for this 
study SABO’s list of member companies was used. This since SABO is the branch- and 
interest organization for the public housing companies in Sweden and the requirement 
for being a member is to be a public housing company (SABO, 2017b). It is of 
importance to clarify that SABO’s members are not all public rental-housing companies 
in Sweden. But since most Swedish public rental housing companies are members of 
SABO, and that SABO has been active in the discussion around the amendment (see 
section 1.2), it seems feasible to use their member list as the population for this study. 
Further, by using their member list it is verified that all of the companies included in the 
population are representative for the particular study. Further strengthening this every 
company included can be found in Retriever Business under the SIC-code 68.201 and 
with the correct branch-limitation of “rental and management of real estate” [Sw:. 
Uthyrning och förvaltning av fastigheter]. The complete number of members in SABO 
are 306 (SABO, 2017c), these includes limited companies, foundations as well as co-
operatives. Following the delimitations this list needed to be screened so as to only 
include limited companies, which decreased the number of companies to 262.  

4.3.2	  Sample	  population:	  Private	  housing	  companies	  

In order to extract the entire population of private housing companies, the list of public 
housing companies from SABO is used as a starting point. From this list, a population 
of private housing companies that matched the turnover of the public housing 
companies could be extracted. In the list from SABO, the maximum turnover was SEK2 
585,000,000 and the lowest was SEK6,027,000, these were then set as boundary values 
for the population of private housing companies. Moreover, as discussed in the 
introductory part of this report, this study is an addition of a previously done study of 
the influence of the New Act on capital structure for both private and public housing 
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companies (Cederberg & Mohlkert, 2015). Seeing how the limitations of that study 
matches the limitations of this study, as well as the fact that the studies considers the 
same time period and sample, the population of that study could be used. However, as 
some years have passed since that study was made, the viability of the population had to 
be controlled, as it showed that some companies had changed name, took part in an 
acquisition or even dissolved. Additionally, they had only included companies with 
more than SEK50 millions of turnover in their study. Since the current study will be 
based on a sample of public housing companies extracted from the list that SABO 
present on their homepage, companies with smaller turnover than SEK50 millions will 
be included as well (SABO, 2017c). 
 
When first searching for all housing companies in Retriever Business using SIC-code 
68.201 together with the branch-limitation “rental and management of real estate”, a list 
of 14 362 companies was generated. Seeing how 14 363 companies are a too extensive 
number to go through manually, the search was decreased to housing companies with 
higher turnover than SEK50 millions as an initial step, still using the same SIC-code 
and branch-limitation. This gave a number of 586 companies. As this list included both 
private and public housing companies, those companies in the population that did not 
fall under the category of private housing companies were excluded manually. The 
excluded companies were: public housing companies, companies that did not have real 
estate management as main occupation, and companies that only managed commercial 
real estates and construction companies. The remaining list included 151 private 
housing companies with a turnover higher than SEK50 million. 
 
To include private housing companies with a turnover lower than SEK50 million to 
match the list from SABO, a new search on Retriever Business for companies from 
SEK0-50 million in turnover was made. This generated a list of 11 510 companies, once 
more a too extensive amount to go through manually considering the time limitation of 
the thesis. Thus, this list was reviewed until a matching sample in regards to turnover 
with the same total number of companies as the one of SABO was reached, i.e. 262 
companies. 

4.4	  Sampling	  technique	   
 
The population of this study has been further delimited based on factors explained in 
section 1.7 and the final number of units (housing companies) in the population is 524. 
As this is quite a large population and a mixed method will be employed it is infeasible 
to do a comprehensive study since there is also a timeframe to consider. Therefore a 
representative sample of the population needs to be selected. With a representative 
sample Bryman & Bell (2011, p. 176) refers to the need for the sample to be typical for 
the population so that the researcher can make generalizations from the results.  
 
Sandelowski (2000) suggest three different combined sampling techniques for mixed 
method research strategies; criterion sampling, stratified purposeful sampling and 
random purposeful sampling. In criterion sampling the result from a quantitative study 
is scored from a predetermined interval, between the members of a population 
(Sandelowski, 2000, p. 248). These scores are then used to extract the specific sample 
that will be used in the following qualitative study. Second, random purposeful 
sampling starts with the quantitative result from a study of an extensive population, 
which are then classified into predetermined criterions based on the chosen score 
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interval (Sandelowski, 2000, p. 249). From each classification the researcher extract the 
final sample using simple random sampling. Lastly, stratified purposeful sampling 
divides the population based on predetermined features and the final sample is selected 
based on a deliberate number of simple random sampling (Sandelowski, 2000, p. 250).  
 
As this study wish to get an as broad and as generalizable result as possible the chosen 
sampling technique will be closely related to the stratified purposeful sampling. 
Stratified sampling is often used when the population involves different levels, such as 
departments at a business, varying ages or sizes, but where all levels are relevant for the 
study (Bryman & Bell, 2011, p. 181). In order to incorporate the different levels the 
researcher divides the population into categories or stratas and from them draws an 
equal amount through random sample. Furthermore, the amount of individual cases in 
each strata needs to be weighted according to how it is weighted within the entire 
population. In stratified purposeful sampling there is no need to take into consideration 
the weights of the population when drawing the sample from the stratas but rather an 
equal, purposeful, number will be drawn (Sandelowski, 2000, p. 250). Since the 
turnover and sizes of the housing companies differ quite extensively in this study in 
order to ensure that all categories are represented in the sample, the idea of stratified 
purposeful sampling will be followed. The population will be divided into the different 
sectors and further into sizes depending on their turnover. In the group with the highest 
turnover it ranged from SEK500,000t to SEK2,000,000t (from here on referred to as 
group 1). The middle group had a range from SEK100,000t to SEK500,000t in their 
turnover (from here on referred to as group 2). The last group, with the lowest turnover 
ranged from SEK332t to SEK100,000t (from here on referred to as group 3).  From 
there a purposeful number of companies from each category and sector is drawn so as to 
ensure a representative sample. For the quantitative data, 50 companies from each 
sector were chosen. A total of 24 interviews were made, 10 from the private sector and 
14 from the public sector. 
 
Despite the above discussed advantages of using stratified purposeful sampling for this 
specific study, it is important to show transparency and openness to existing critique 
against this sampling technique. The main disadvantage of probability sampling is that 
it is prone to sampling errors such as over- and under-representativeness of the sample 
and so the result cannot be statistically feasible (Bryman & Bell, 2011, p. 178). 
Additionally purposeful sampling is asserted to be non-generalizable, which also 
prevents a statistical test (Bryman & Bell, 2011, p. 190). On the other hand, stratified 
purposeful sampling, which can be seen as a combination of the above two, enables the 
researcher to extract a sample from the population that is the most meaningful for the 
purpose of the study. As the quantitative data will be used to generate average numbers 
for comparing the two sectors, and not to show statistical significance, stratified 
purposeful sampling will generate an informationally representative sample 
(Sandelowski, 2000, p. 250). Following Sandelowski’s (2000) reasoning, the above 
critique can be disregarded for this study.  

4.5	  Data	  loss 
 
In all types of research, both qualitative and quantitative, the researcher must be aware 
and pay attention to potential losses of data. Data loss may occur externally, for 
example when potential respondent do not wish to participate in the study, or internally, 
when respondents only answers to some of the questions and not all of them. It should 
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not be accepted to just note that some of the data will be lost in the study without further 
consideration. To truly avoid the affect that data loss might have on the result of the 
research, the loss must be analysed through a data loss analysis where the researcher 
investigates what type of data that were lost, and how this might affect the study 
(Ögvist, n.d., p. 30). 
 
For the current study, the external loss in terms of companies that turned down the 
request for an interview accounted for in total 84 companies, out of which 6 companies 
replied that they did not want or did not have time to participate, and 78 simply did not 
answer. Seeing how the final aim was to conduct 20-30 interviews, requests were sent 
to 108 companies to ensure that a sufficient amount could be achieved. Thus external 
loss was accounted for before the data collection began, and can be disregarded in this 
study. The internal loss came from those interviews in which the respondent could not 
answer every question. Moreover, in some interviews the respondent misunderstood the 
questions, which in turn made the answer irrelevant for this study. The effect of the 
internal loss will be that some answers will not generate an arbitrary result, which in 
turn might affect the analysis negatively. However, as there are a sufficient amount of 
respondents the internal loss is believed to be insignificant.  

4.6	  Design	  of	  interview	  guide 
 
In designing an interview guide, the researcher should consider the purpose of the study 
and the interview itself. The interview guide in a semi-structured interview will help 
direct the conversation towards the specific topic that is of interest for the study (Qu & 
Dumay, 2011, p. 246). For a semi-structured interview, all questions should be asked in 
each interview, and be approximately worded in the same way (Bryman & Bell, 2011, 
p. 467). According to McIntosh & Morse (2015, p. 1), this will increase the 
comparability of the data collected. Further they define a specific type of semi-
structured interview as descriptive/divergent, which implies that the exact same 
interview guide is used for two separate samples in order to ease the analysis of 
similarities and differences (McIntosh & Morse, 2015, p. 4). This is especially 
applicable to this study as it compares public and private housing companies in Sweden.  
 
Seeing how the respondents come from two rather different groups; public and private 
companies, the interview guide has to be carefully developed to suit both groups. 
Related to this, another aspect to consider when constructing the interview guide is to 
avoid including leading questions, as these might create biased results (Bryman & Bell, 
2011, p. 257). To avoid this the questions were constructed from an as objective point 
of view as possible, which thus reduced the likelihood of them being leading for neither 
of the respondent groups. As was discussed in part 3.3.3 the questions in the interview 
guide were constructed based on the four perspectives of BSC. Besides these four 
perspectives the study also aims to convey how the two sectors perceive the competitive 
state on the market. This since the wanted effect of the amendment was that the 
competition in the industry should level out. Thus competition was added as a fifth 
category in the interview guide. In table 1 there is an outline of which question relates to 
which perspective. Additionally, as this study wants to observe eventual development 
over time, each question is also followed by a question regarding potential changes or 
development before and after the amendment. Further, to get as extensive answers as 
possible, follow-up questions were asked when necessary. The interview guide is to be 
found in the appendix. 
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Table 1. Each question and its related perspective 

Question Perspective 

1,2,3,4,5 Financial 

6,7,8,9,10,11,12 Customer 

13,14,15,16 Internal business-processes 

17,18,19,20,21 Learning and Growth 

22,23 Competition 

 

4.6.1	  Conducting	  the	  interviews	  	  

In total 24 interviews were conducted for this study, out of which 14 was with public 
housing companies and 10 with private housing companies. All interviews were done 
via telephone, mainly because the geographical distance to most of the companies did 
not allow for a physical meeting. Additionally, as Bryman and Bell (2011, p. 488-489) 
suggests there are several benefits with telephone interviewing. One being that it makes 
it easier to get in touch with people that are otherwise hard to reach, which is an 
important advantage when it is crucial to gather the wished number of respondents, as in 
this study. Further, telephone interviewing might be beneficial when asking sensitive 
questions, as the respondent might feel less distressed if the interviewer is not present in 
person (Bryman & Bell, 2011, p. 489). It is the authors’ belief that the interview guide 
does not contain any sensitive or potentially disturbing questions. However the fact that 
questions are asked regarding internal processes and strategies it might put some 
respondents in a uncomfortable situation, thus conducting the interview by phone could 
ease this issue. 
 
Despite the advantages of telephone interviews mentioned above, Saunders et. al., 
(2009, p. 349) discusses some issues related to this that needs to be brought up. First, 
telephone interviewing do not allow to interpret body language which in some instances 
are important. In this study body language is not of interest and therefore this drawback 
is not considered. Another drawback that Saunders et al., relates to telephone interviews 
is that it might be difficult to ask complex questions, and it can be easier for the 
interviewee to say no to answering if the question is too complex. This drawback does 
have relevance for this study, seeing how the topic can be seen as quite complex. It is 
overcome by giving the respondents the interview guide beforehand, which enables 
them time to prepare. 
 
Table 2. Overview of conducted interviews 

Resp. Role Public / Private Type of interview Date Time 
1 CEO Private Telephone 230317 01:38:33 
2 CEO Private Telephone 220317 00:26:54 
3 CEO Public Telephone 240317 00:38:55 
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4 CEO Public Telephone 270317 00:34:58 
5 CFO Private Telephone 280317 00:36:03 
6 CEO Private Telephone 280317 00:41:02 
7 CEO Private Telephone 290317 00:42:28 
8 CEO Public Telephone 240317 00:38:12 
9 CEO Public Telephone 270317 00:37:51 
10 CFO Public Telephone 280317 00:54:57 
11 CEO Public Telephone 290317 00:43:47 
12 CEO Public Telephone 290317 01:01:10 
13 CEO Public Telephone 300317 00:29:11 
14 CEO Public Telephone 300317 00:41:50 
15 CEO Public Telephone 300317 00:45:41 
16 Regional 

Manager 
Private Face-to-face 030417 00:34:06 

17 CEO Public Telephone 030417 00:41:28 
18 CEO Private Telephone 040417 00:37:23 
19 Communication 

manager 
Public Telephone 050417 00:41:36 

20 CEO Public Telephone 060417 00:35:46 
21 CFO Private Telephone 070417 00:38:43 
22 CEO Private Telephone 100417 00:41:30 
23 CEO Public Face-to-face 100417 00:43:23 
24 CEO Private Telephone 110417 00:35:29 
 
To be able to withdraw useful information from the interviews and to later analyze the 
data, it is important that the interviewer remembers what has been said during each 
interview. Seeing how it would be practically impossible neither to remember each 
interview nor to write down everything that is being said during the interviews, 
recording them was necessary. The recording of the interviews was made using a call 
recording software for smartphones: TapeACall, which allows for recording a phone 
call without having to use the speaker on the phone. This enhances the audio quality of 
the recording, which makes transcribing the interviews easier. All interviews were then 
transcribed word for word in the original language Swedish. The decision was made not 
to translate the transcript into English, as it would not generate any more valuable data 
for the analysis than the Swedish transcript already had. Moreover the translation of the 
interviews would be very time consuming, and seeing how quantitative data is also 
gathered for the study, it would be inefficient to translate them.  

4.7	  Method	  of	  analyzing	  the	  data 
 
When conducting a mixed method research strategy where both qualitative data and 
quantitative data will be gathered it is essential to know how to analyze the data. The 
choice of method for analyzing the data gives a framework that guides the researcher in 
the process (Bryman & Bell, 2011, p. 574). In order to analyze the qualitative data 
gathered through semi-structured interviews a qualitative content analysis will be made. 
Content analysis involves analyzing written text and can be both quantitative and 
qualitative in nature (Graneheim & Lundman, 2004, p. 105). Schreier (2012, p. 170) 
defines qualitative content analysis as “a method for systematically describing the 
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meaning of qualitative data”. Within qualitative content analysis the researcher will go 
through different steps in order to analyze the data more smoothly. These steps are all 
part of coding the gathered data, i.e. the text, and involves; (1) defining a coding frame, 
(2) defining categories/aspects, and (3) segmenting the text into coding units (e.g. Elo et 
al., 2014, p. 1; Hsieh & Shannon, 2005, p. 1278; Schreier, 2012, p. 173).    
 
As stated previously all interviews will be transcribed to make the analysis of the 
qualitative data easier. A common side effect within qualitative data collection is that 
the amount of data becomes overbearing and time consuming (Adams et al., 2007, p. 
155; Bryman & Bell, 2011, p. 571). By applying a qualitative content analysis method 
for the data analysis the data can be systematically reduced. This is done by centering 
around those categories that are of most interest and are closest to the research question 
(Schreier, 2012, p. 170).  
 
This study will use a deductive approach, which means that the chosen theory will lead 
the analysis. Hsieh & Shannon (2005, p. 1277) defines a deductive approach towards 
qualitative content analysis as a directed method. As the theory will lead the analysis it 
will help the researcher to construct the coding scheme, i.e. the categories (Elo et al., 
2014, p. 1). For the current study these categories will be the perspectives of the BSC as 
well as competition. Further, subcategories will be defined from the main ones. This is 
done in order to increase the possibility of a wider analysis (Hsieh & Shannon, 2005, p. 
1282). After the categories have been conducted the analysis of the interviews can begin 
by dividing sentences into units, which are those sentences that fits chosen categories 
(Saunders et al., 2009, p. 493). These units are further shortened, a process known as 
condensation, where the complete unit is reduced but the essence of what was said is 
kept (Graneheim & Lundman, 2004, p. 106). The entire coding process is done in 
Swedish since all interviews were made in Swedish. This is so as not to conduct any 
translation errors, which might lead to missing the fundamental meaning of what is 
being said.   
 
A crucial aspect within analyzing text and particularly within qualitative content 
analysis is whether the analysis should focus on the content of what is said, i.e. the 
apparent element of the text, or the underlying meaning (Graneheim & Lundman, 2004, 
p. 106). This is known as manifest or latent content and they are both concerned with 
interpretation, however on differing levels. According to Potter & Levine-Donnerstein 
(1999, p. 259) manifest content should involve as little interpretation as possible and 
thus focus on for example counting specific words or specifying genders of 
interviewees. Latent content on the other hand, should according to them, involve 
interpretation on all levels of the text. As this is a mixed method study with focus on 
qualitative data the transcribed interviews will be analyzed both in a manifest and latent 
way. More focus will be on the manifest content so as to increase generalizability. 
However as the authors believe that it is impossible not to interpret or be subjective 
when dealing with text and its meaning latent content will be included as well. This also 
follows along with the philosophical standpoints of interpretivism and constructionism. 
 
Table	  3.	  Template	  used	  when	  analyzing	  the	  interviews	  

Meaning unit Manifest 
content 

Latent content Subcategory Category 
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(PUBLIC) We work a lot 
with key ratios, we like to 
compare ourselves with 
other companies and be 
better than them in some 
areas och we do talk a lot 
about key ratios in this 
industry [...] 

We work a lot 
with key ratios 

Focus on being 
financially strong. 

Financial goals  Financial 
perspective of 
BSC 

(PUBLIC) Our only 
marketing is the one that 
we do for our tenants to 
make them satisfied with 
their living. We arrange 
extra activities and do our 
best to create value for our 
tenants. 

Our only 
marketing is the 
one that we do 
for our tenants to 
make them 
satisfied with 
their living.  

Only focus their 
marketing to make 
tenants stay longer 
in their 
apartments. 

Customer 
retention 

 

 
 
 
 
 
 
 
 
 
 
 
 
Customer 
perspective of 
BSC 

(PUBLIC) [...] when it 
comes to our new 
production we have 
consciously, after having 
looked at the customer’s 
prerequisites, chosen to 
build small apartments so 
that as many as possible 
will afford living there.    

As many as 
possible will 
afford living 
there 

Serving the many  Customer 
acquisition 

(PRIVATE) When it comes 
to newly produced real 
estates we decide the rent 
level ourselves. This is 
allowed, it will also imply 
that the rent levels are 
going to be high in those 
areas that we build our real 
estates, and this simply 
because there is payment 
capacity in these areas. 

When it comes 
to newly 
produced real 
estates we decide 
the rent level 
ourselves. 

Focus on setting 
rent levels that 
will give the 
highest profits. 

Customer 
profitability 

(PUBLIC) It is governed 
by needs. We have a lot of 
statistics [...] we know 
when every component in 
every building was 
exchanged and when it 
needs to be exchanged 
again.  

It is governed by 
needs.  

No repair or 
upkeep is done 
unnecessarily in 
order to save 
money 

Post-sale 
services 

 
 
 
 
 
Internal 
business 
processes 
perspective of 
BSC (PRIVATE) Our mission 

has been to reach a 
turnover of 100 million 
SEK. We have passed it 
now, so our new mission is 
to continue to expand, we 
are also focusing on 
building new facilities. 

Our mission has 
been to reach a 
turnover of 100 
million SEK. 

Focus of mission 
is to expand 
financially. 

Operations 
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(PUBLIC) All of life. They 
don’t resign here.  

They don’t 
resign here.  

High employee 
satisfaction and 
retention 

Employee 
satisfaction/ 
retention 

 
 

 
 
 
 
 
 
 
Learning and 
growth 
perspective of 
BSC 

(PUBLIC) Not much, it’s 
the management board who 
works with the 
development of the 
company and to create 
conditions for growth. The 
employees whines, that 
were their strength lies so 
to speak. 

[...] it’s the 
management 
board who works 
with the 
development of 
the company [...] 

Employees 
(except 
management 
team) are not 
involved in the 
development of 
the company. 

Motivation, 
empowerment 
and alignment 

(PRIVATE) The most 
important is to be service-
minded. This holds true for 
the entire organization, 
from the housekeepers to 
people working at the 
office at the economy 
department. To be service 
minded is number 1. 

The most 
important is to 
be service-
minded.  

Important 
employee 
capabilities 
aligned with being 
able to provide 
good service for 
both new and old 
tenants. 

Employee 
capabilities 

(PUBLIC) We have a 
massive body, we can 
invest a lot, we have a 
financial strength, which is 
positive. What is negative 
is that we don’t have any 
competitor that we can 
compare us to.   

[...] we don’t 
have any 
competitor [...] 

Views it as there 
is no competition 
on the market.  

 

 
 
 
Competition 

 
In order to analyze the quantitative data, descriptive statistics will be used. Descriptive 
statistics involves using central tendency to describe the sample in numbers and figures, 
which makes it possible to draw averages and spread of scores within the chosen sample 
(Fisher & Marshall, 2006, p. 93). Moreover Fisher & Marshall argue that the level of 
measurement must be defined before choosing any statistical technique. Saunders et al., 
(2009, p. 417) defines these measurements as different data types, depending on 
whether the data is categorical or numerical. As the quantitative data that will be drawn 
from the sample in this study is numeric, the data type is defined as numerical data. 
Further the numerical data can be classified into two sub-categories; these are ratio or 
interval data (Saunders et al., 2009, p. 418). Rosenthal (2011, p. 10) defines interval 
data as numeric data that can be used to measure differences between the values of two 
variables. He states that with ratio data it is also possible to calculate differences 
between values for a variable, as well as the relative difference, or ratio, between them. 
The numerical data of this study is both classified as interval data and ratio data.  
 
Since this is a mixed method study with a QUAL-quan approach the quantitative data is 
secondary to the qualitative data. It will be used for complementing the answers 
received from the semi-structured interviews. By using statistical techniques within 
descriptive statistics, such as central tendency and dispersion, the analysis of the 
qualitative data can be strengthened. This is mainly done for the financial perspective 
but it can also be applicable for the overall BSC.  
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4.8	  Literature	  search	   
 
A vital part of doing a research is the level of access the researchers have to literature, 
data and other sources of information that are relevant for the study at hand. Building 
upon existing knowledge within the chosen context to be able to create new knowledge 
is what drives the research. Luckily, in this day and age, there is an abundance of 
information available through the use of the Internet as well as libraries. The chosen 
research topic has been presented in the introductory chapter so as to clearly separate 
this study from previous knowledge. Further, in the theoretical framework, earlier work 
and studies regarding chosen theories have been used to be able to argue for choices 
made. This is done to increase the level of credibility of the study and to ensure that a 
suitable literature review has been conducted (Patel & Davidson, 2011, p. 135).  
 
The sources of information available can be divided into three categories, primary, 
secondary and tertiary (Saunders et al., 2009, p. 68). For example, primary information 
sources can be company reports, interviews or emails, secondary sources can be books 
and journals while dictionaries and encyclopedias would classify as tertiary information 
sources (Saunders et al., 2009, p. 69). Patel & Davidson (2011, p. 67) states that the 
chosen type of information source depends on the research question and what source 
will be most suited for answering it properly. They, together with McNabb (2013, p. 82) 
elucidates that neither type of source is better than the other. In order to gather the 
necessary data to be able to answer the research question both secondary and primary 
data will be collected. Secondary data will be collected from the database Retriever 
Business. Primary data will be collected through semi-structured interviews. Tertiary 
sources have been sparsely used and only to define concepts in the study. These are the 
Merriam-Webster dictionary and Investopedia, both of which are considered to be well 
known and reliable web pages.   
 
When searching for relevant sources for this study, the library database of Umeå 
University, EBSCO Business Source Premiere is primarily used. As this database 
contains an immense number of literature sources, one must narrow the search down. 
By using specifically chosen keywords for the current study, the search for literature 
will generate sources of higher relevance. In table 3 the keywords used for the literature 
search in this study is presented. They were chosen based on the topic of this study and 
were further expanded by using keywords used in related previous researches. 
Moreover, in order to ensure that only sources of high quality are used in this study, the 
literature sources have been limited to only peer-reviewed and published in scientific 
journals. Also, the number of citations of an article is of importance, seeing how a study 
of high quality will most likely be cited in succeeding studies to a greater extent. To 
find additional sources applicable to this the reference list of previously done studies 
within the same research area was reviewed. This is done by first reviewing the article 
to decide the accuracy of the research for the current study, if so the references that 
seemed most useful were reviewed to extract additional information.  
 
Table 4. Keywords used for literature search 

Part of 
thesis 

Problem background Theoretical 
framework 

Methodology 
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Keywords 
used 

Public organizations, public 
vs. private organizations, 
non-profit vs. profit-
organizations, public 
organizations efficiency, 
Balanced Scorecard public 
sector, public housing 
companies, private housing 
companies, the new act, 
efficiency public housing 
companies, new public 
management, Public 
Balanced Scorecard 

Performance 
measurement 
system, Balanced 
Scorecard, Public 
Balanced Scorecard, 
balanserat styrkort 
(sw), convergence, 
profit maximization, 
Balanced Scorecard 
critique, Balanced 
Scorecard 
performance 
measurement 

mixed method 
research, qualitative 
research methodology, 
epistemology, 
research methods, 
ontology, qualitative 
content analysis, 
descriptive statistics, 
central tendency, 
dispersion  

 

4.8.1	  Source	  critique	  

All sources used in a study have to be critically reviewed by the researcher. This 
includes scientific articles, publications, statistical data as well as interviews. The point 
of the review is to validate the credibility of and relevance for the specific research topic 
(Eriksson & Wiedersheim-Paul, 2006, p. 167). In order to make an as viable review as 
possible of the literature used for this study, the four principles presented by Thurén 
(2005, p. 13) are used. They are authenticity, temporal association, independency and 
freedom of tendency. The first principle regards whether or not the source is genuine 
(Thurén, 2005, p. 29). To meet this principle the authors of this study made sure only to 
include peer-reviewed articles, as stated above. However seeing how a number of 
textbooks are used for some parts of the thesis, especially for theoretical framework and 
methodology, there could be a small risk of counterfeiting, as they are not peer-
reviewed. The textbooks used for this study are not considered to be falsified or of low 
quality, seeing how they are cited in numerous academic and published articles, which 
are all peer-reviewed and so this strengthens their authenticity.  
 
Temporal association concerns the actuality of the information source where more 
recent sources are considered as better (Thurén, 2005, p. 19). On the other hand, 
Johansson-Lindfors (1993, p. 89) argue that older and valuable sources should not be 
disregarded just because there are newer ones available. In accordance to this the 
authors of this study believe that even though the primary source for the theoretical 
point of departure, BSC, dates back to 1992 it is still valuable as it is the original. By 
using the original theory, adoption of secondary sources can be decreased to a minimum 
and so the independency increases, which is the third principle. The final principle, 
freedom of tendency relate to biases, which are common in information sources from 
interest groups, online publications and interviews (Thurén, 2005, p. 68). The authors 
are aware that this study has a risk of being biased for a number for reasons. First of all 
preconceptions as well as personal opinion can distort what is read. Secondly, as this is 
a comparative study there are two interest groups present. To minimize the risk of one 
interest group’s opinion coloring the study, opinions from both sides are treated equally. 	   

4.9	  Ethical	  considerations 
 
When conducting a research where humans and organizations are of subject it is crucial 
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to be aware of and consider ethical aspects throughout the research process (Saunders et 
al., 2009, 183-184). There are four general issues that seems to be recurring within 
business research, Bryman & Bell (2011, p. 128) defines them as; harm to participants, 
lack of informed consent, invasion of privacy, and deception. Saunders et al., (2009, p. 
185-186) also describes general principles within business research that closely 
resembles the ones mentioned by Bryman & Bell. These ethical principles have been 
used as guidelines when conducting this research in order to decrease the risk of acting 
in an immoral and unethical behavior.   
 
Harm to participants entails a lot of different aspects and can be seen as the foundation 
for ethical considerations seeing that it touches upon all other aspects (Saunders et al., 
2009, p. 186). When contacting potential participants they were thoroughly informed 
about the purpose of the study, how the interview was going to be made, that it will be 
published and that participation is completely voluntary. In further dialogue an open and 
transparent atmosphere was kept by ensuring that participation would be anonymous, 
that there was no need to answer if they felt uncomfortable answering and that they 
could withdraw from the study if and whenever they wanted. These considerations are 
also in line with the Social Research Association (SRA) and their ethical guidelines. 
They state that social researchers have to be aware of their obligation towards 
participants and informing all participants of the purpose and aim of the study as well as 
ensuring that participation is voluntary (SRA, 2002, p. 14). By following these 
guidelines the authors have made sure to create a trusting and safe environment for all 
participants and that they have been treated in an ethical way.  

4.10	  Quality	  criteria 
 
Since the current study takes on a mixed method QUAL-quan approach, it is feasible to 
include both quality criteria related to quantitative and qualitative research. Following 
below the quality criteria relevant for the current study and how they are met is 
disclosed. 

4.10.1	  Trustworthiness	  

Bryman & Bell (2011, p. 395) split the quality criteria into four sub-criteria that need to 
be accounted for in order to assess the quality of a qualitative research. These are 
credibility, transferability, dependability and conformability. To ensure high 
transparency in the discussion around this subject for the current study, each will be 
dealt with separately in the following parts. 

Credibility 
 
Credibility refers to the overall way in which a research is conducted. This includes 
both that the researcher understands and describes the social world in a correct manner 
and also that the researcher ensures that the social world has been understood and 
described correctly through a member validation (Bryman & Bell, 2011, p. 396). The 
latter meaning that the study’s findings are submitted to participants in the study, to 
make sure that no misconceptions has occurred. Cope (2014, p. 90) discuss some ways 
in which credibility can be enhanced in qualitative research, one being to employ a 
mixed method approach to validate the qualitative findings with quantitative data. As 
this is the approach used for the current study, the credibility of the findings can be 
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strengthened by complementing the qualitative data gathered from semi-structured 
interviews with quantitative data. Additionally, as all participants of the study received 
the transcript from their interview, the credibility of the qualitative data is strengthened 
further. However, as quantitative data can only be collected from financial numbers of 
the companies, not all the qualitative data collected can be validated by the quantitative 
data. Seeing how some of the questions concern rather subjective matters, this can affect 
the credibility to some extent. This potential issue is dealt with by being careful in the 
analysis of the result, and do not draw any generalizable conclusions out of data that has 
too low credibility. 

Transferability 
 
The criterion of transferability deals with the extent to which the study’s findings can be 
applicable to other groups than those being studied (Houghton, Casey, Shaw, & 
Murphy, 2013; Polit & Beck, 2012 as cited in Cope, 2014, p. 89). To meet this criterion, 
the result of the study must be meaningful to others than those that participated in the 
study (Bryman & Bell, 2011, p. 398). The degree to which transferability matters for a 
qualitative study depends on the aim of the study. If the ambition of the research is to 
draw any generalizable conclusions, the transferability is of higher importance than if it 
is not (Cope, 2014, p. 89). The current study only focus on the Swedish rental-housing 
sector, thus the aim is to be able to draw generalizable conclusions for companies within 
this sector. The aim is not to be able to transfer the result of the study into other sectors, 
as the Swedish rental housing sector have a number of specific characteristics not 
shared with other sectors, which has been discussed in part 1.3 of the report. Based on 
this, the transferability criterion has importance for the study to a certain extent, as the 
result must be applicable to other companies within the Swedish rental-housing sector 
than those included in the study. This criterion is met by including companies of 
different sizes from both the private and public sector in order to get a representative 
sample. Additionally as the same interview guide is used, which have been formed to fit 
both sectors, the transferability to other companies in both the private and public sector 
is enhanced.  
 
Transferability is closely related to the quantitative quality criteria of generalizability, 
which states that the result of the study shall be generalizable to other contexts than the 
one studied (Saunders et. al., 2009, p. 158). Following the discussion above, overall 
generalizability is not possible as the study only concerns Swedish rental housing 
companies.  

Dependability 
 
Dependability can be seen as credibility, and deals with the scrutiny of a research 
(Tobin & Begley, 2004, p. 392). Bryman & Bell (2011, p. 398) argue that to meet this 
criterion, the researcher should audit the research, i.e. keep complete records of all parts 
during the entire research process. They say that if possible, external auditors should 
validate the research throughout the research process, to be able to follow the 
development of the study and to ensure that good research practice has been followed 
during the entire process. However, they also argue that dependability is a criterion 
rarely met for research within social science and business. This seeing how the auditors 
would have to deal with the often very large datasets that are generated through 
qualitative research, it is hard to find peers that are able to review the research 
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continuously during the entire course. The dependability of this study is enhanced by 
recording each interview and keeping all the qualitative data (even if it has not been 
analyzed) during the entire study. Peers have also reviewed the initial chapters of the 
study before the data collection was started and later the analysis. 

Conformability 
 
The last criterion included in trustworthiness deals with the researcher's ability to 
disregard personal values and beliefs whilst conducting research (Bryman & Bell, 2011, 
p. 398). Since the preconceptions about the topic were clearly outlined before starting 
both data collection and analysis, the conformability is strengthened. Additionally 
personal beliefs and values were kept in mind when collecting the qualitative data, i.e. 
conducting the semi-structured interviews. The authors were careful not to put any 
leading follow-up questions or to let personal values color the interview and hence the 
data collected from it. 

4.10.2	  Authenticity	  

Together with the four criteria for trustworthiness, authenticity is the second main 
quality criterion associated with qualitative research. This criterion deals with the more 
wider issues around the overall political impact of a research, and is divided into 
fairness, ontological authenticity, educative authenticity, catalytic authenticity and 
tactical authenticity (Bryman & Bell, 2011, p. 399). For the current research, only the 
criterion of fairness is relevant, thus the other four criteria will not be discussed further. 
Fairness deals with the issues regarding to which extent the research present every 
member of a social setting in a fair way. This implies that in a qualitative study, the data 
collected from interviews should represent every member of the population equally 
(Bryman & Bell, 2011, p. 398). For the current study to meet the fairness criterion 
completely, interviews would have had to be conducted not only with the managers of 
the companies, but also with other employees and tenants. Seeing how this would 
neither meet the purpose of the research, nor be valid considering the scope and 
timeframe, this issue is disregarded. Instead those factors in the BSC that would be hard 
to assess only conducting interviews with the CEOs are disregarded, this so as to make 
sure that the data collected from the semi-structured interviews is relevant and useful. 

4.10.3	  Validity	  	  

This quality criterion considers the quantitative data of this study and refers to whether 
or not the researchers are measuring what they say they are measuring (Saunders et al., 
2009, p. 157). Moreover, it is important to keep in mind the potential causal relationship 
between the measured variables. The validity of this study is believed to be of an 
impeccable standard since all included variables have been chosen based on what the 
interviewees considered to be important, the BSC framework and previous discussions 
on what businesslike principles should entail. Any potential causal relationship between 
the variables have been confirmed or denied by the respondents. Further, the sample has 
been analyzed both with and without outliers in order to increase the transparency of the 
study. Saunders et al., (2009, p. 157) discusses several threats to validity where one is 
concerning if the study researches events too close to their occurrence, which could lead 
to casuistical result. The study is protected against this threat since the quantitative data 
is gathered from six years, where five of them are following the amendment giving the 
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companies time to adjust. 
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5.	  Empirical	  data/results	   
The empirical findings from the semi-structured interviews as well as findings from the 
quantitative data will be presented below. In order to make it easier for the reader to 
follow the line of thought the findings will be presented within five categories, which 
are; the four perspectives of the BSC and competition. Further the quantitative findings 
will be presented using descriptive statistics to strengthen findings from the semi-
structured interviews.    
 
The result indicates that there are differences between the two sample groups in all 
perspectives of the BSC, as well as within perceived competition. In some of the 
perspective the differences were more prominent than in others, however the result will 
be presented within all perspectives, as they are all important for the BSC. Under each 
subheading the specific question from the interview guide related to each perspective is 
presented. Both result from public and private housing companies will also presented in 
order to ease the readability and later the analysis of the result in the coming chapter of 
the study.  

5.1	  Financial	  perspective	   
 
Table 5. Questions from the interview guide related to the financial perspective 

Number Question 

1 During how many years do you set your financial goals? 

2 What do your financial goals usually include? 

3 What is your required rate of return set to? 

4 What specific rate of return do you consider? 

5 What is your required rate of return in investments? 

 
Considering question 1 there is a clear difference between public and private housing 
companies. Seven out of ten interviewed private housing companies stated that they set 
their financial goals to 5 years and above. Three private housing companies set their 
financial goals to 3 years or less. For the public housing companies there were also 
more companies indicating a long-term perspective of the financial goals with 7 out of 
14 interviewed setting them at 3 years or above. Although both sample groups stated 
that they have a long-term perspective for their financial goals the results show that the 
time frame associated with long-term is longer for private housing companies than for 
public ones. For the second question a difference between the two groups is not as 
evident. Both groups consider solidity to be an important key ratio for their financial 
follow-up where 50 percent of the private housing companies and 65 percent of the 
public housing companies mentioned it. One of the CEO’s of a private housing 
company referred to it as “[...] the visible solidity of a housing company is important in 
the contact with the banks, therefore it is important to have solidity as a long-term goal, 
and to constantly work to improve it”. Questions 3-5 deal with the rate of return where 
both sample groups are similar in their answers. A majority of the interviewees in both 
groups stated that their required rate of return of the property yield is between 4-5%. 
Other important required rate of returns that the interviewees focus on is return on 
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assets (ROA) and return on equity (ROE). All companies stated that their required rate 
of return on investments differed depending on the investment but concluded that it is 
required that they are individually profitable. An interviewee from a public housing 
company said that “It changed our perspective quite a lot [...] We used to look at the 
entire company. But now it is a lot, a lot more important that each investment can carry 
itself, that is everything.”  
 
Overall the results of the financial perspective indicate that the private companies all 
have owners’ directives that are only financially focused. This resulted in the fact that 
the key financial ratios had a prominent role of the follow-up of the company 
development. The results from the public companies show that the larger ones did focus 
more on financial key ratios and had a higher importance in their owners’ directives 
than for smaller public companies. As one of the CEO’s of a smaller public company 
said regarding the required rate of return on investments “We have no financial goals 
regarding that from our owners”. Lastly, considering the perceived change in the 
financial perspective, public housing companies expressed that their financial goals 
have become clearer and more defined after the amendment. When asked about changes 
within required rates of return one CEO of a public housing company put it like 
this:“This was written when the New Act came with the businesslike principles. It was 
not formulated as clear before”.  This results in convergence between the two sample 
groups.  

5.2	  Customer	  perspective 
 
Table 6. Questions from the interview guide related to the customer perspective 

Number Question 
1 Could you explain your marketing strategy? 
2 How do you set your rent? 
3 Do you focus more on one customer segment than another? 
4 Could you make an appreciation on how long a tenant stay in one of your apartments? 

 
5 How many new buildings/apartments have you acquired during the last ten years? 
6 Is there a difference between a building's profitability depending on:  

• If it is new or old? 
• How many apartments it consists of? 

7 Is the absorption principle used in your company? 
 
The overarching result regarding the companies’ marketing strategy is that none of the 
interviewed rental housing companies aimed at acquiring new customers with their 
marketing efforts. Rather, the goal of the marketing strategy is to strengthen the brand 
name image in the society and current customers’ minds. It differs slightly between the 
two sectors when it comes to brand image towards the municipality. Obviously the 
public companies have no need to target the municipal council in their marketing 
strategy, however they do focus on being a visible and important actor of the welfare of 
the municipality. One CEO of a private company states “When it comes to new 
construction we have a need to market ourselves towards those who make it possible for 
new construction, that is the municipalities, to show that we are a good developer and 
someone to trust, we need to have a good relationship with the municipal council”. This 
quote shows that private housing companies target the municipal council in their 
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marketing in order to access building rights. Moreover private housing companies were 
the ones that perceived that most change had occurred considering the focus of 
marketing; “10-15 years ago we had to focus our marketing for the customer, i.e. the 
tenant, to be able to rent out all of our apartments. Now when the situation is as it is in 
Sweden (referring to the current housing shortage), there is no longer a need for that”.  
 
The result from question two showed that all interviewees use annual rent negotiations, 
which is also required by law (SFS 1978:304). Thus the result in itself was not 
interesting, but rather the views of rent setting that differed between the two sectors. 
Some of the CEOs of the public companies expressed the control that the Tenant 
Association (SW.: Hyresgästföreningen) have over rent setting as backward-looking 
and not in accordance with businesslike principles. As one CEO of a public company 
expressed it; “[...] this is actually quite a large problem this entire process when it 
comes to the new law and the Tenant Association because they are still working with 
the old absorptions cost principle [...]. But that isn’t how it works anymore, we are 
suppose to operate more businesslike and market oriented, sure we are suppose to have 
a social responsibility as well but the part where people are able to pay their rent or not 
does not have anything to do with social responsibility. There are other tools for that in 
our society, with for example housing benefit (SW.: bostadsbidrag) where people can 
get help with that.” Further, another CEO of a public company said that “It is a 
traditional negotiation and here you can say that the Tenant Association hasn’t adopted 
the New Act completely in their rental negotiations.” For the private companies, none 
of the respondents expressed the same issue with rent setting. In regards to changes of 
the pricing of rents that came with the amendment a CEO of a public company 
explained it simply as “It was also added with the New Act that the rent set by public 
housing companies no longer are suppose to be standardized [...]. [...] the public 
housing companies had a role previously, not written in law, but to keep the profit down 
for the private housing companies since public housing companies had standardized 
rents. [...] But this view does not exist anymore”. This result shows an increased 
convergence between the two sectors within pricing of rents.  
 
Both sectors answered that they did not focus more on any customer segment, however 
an interesting result from the public companies is that they consider the demographics 
in their municipality when deciding what type of living to develop. From this all of 
them stated that they will put more focus on secure housing (Sw.: Trygghetsboende) 
because of the aging population. A CEO from a public housing company explained it by 
stating: “No I wouldn’t say that but is it something that you target somewhat today it is 
the demographic with a larger portion of older people in the future so of course you 
look somewhat at how to solve these kind of living situations, but often it is normal 
apartments which you adjust a little for the older generation and their wishes”. The 
average time that a tenant lives in an apartment owned by the same company was a bit 
over 8 years for both sectors. Many expressed that the average tenant time has increased 
the past years. An interesting result in regards to average tenant time is that some public 
housing companies revealed that they have deliberately made it harder for relocation for 
current tenants. For example, one CEO of a public housing company stated that “[...] 
there is such a demand now but if I spike it up a little we have tried to work with this 
relocation because if you move, it has to be because you are in need of a bigger or 
smaller apartment, or another location. Not just moving to the house across the street. 
Because that is very expensive”. Further, another CEO of a public housing company 
added “We have statistics on relocations, which has decreased over the last couple of 
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years. This is because we have changed our administrative rules regarding relocation. 
We have actually made it harder to relocate, it costs money to relocate. It is not that we 
take out a fee for it but we used to be quite modest regarding the rent on the old 
apartment. Now we have made it harder to relocate for the simple reason that it costs 
us a whole bunch with relocations”. The answers received from question 5 have been a 
mix between number of new apartments and buildings. Hence, since there is no 
knowledge regarding how many apartments one building generally consist of no 
inferences about this will be made. However, the results are clear that the investments 
on new buildings or apartments have increased significantly as almost all interviewees 
stated this. The overall results from this perspective indicate that the two sectors are 
similar and have been. Additionally, an overall convergence could not be found due to 
this similarity. However, as stated above, the two sectors have convergence in regards 
to the rent setting.   

5.3	  Internal-‐business-‐processes 
 
Table 7. Questions from the interview guide related to the internal-business-processes 
perspective 

Number Question 
1 Describe the vision of the company: what does it include? 
2 Describe the mission of the company: what does it include? 
3 What is the average queue time to one of your apartments? Can you describe the queue 

system the company uses? 
4 How do you work with upkeep and renovation of your buildings? 
 
The result from question 1 and 2 shows that all public housing companies have 
expressed vision and mission statements that focuses on social responsibility. One of 
the interviewees from the public sector described it perfectly as “Well our mission is 
within our owners’ directives, which contains our financial goals and that we shall have 
housings for everyone and that we shall work socially (SW.: bosocialt), which is 
allowed within the New Act and actually if we wouldn’t work socially there wouldn’t be 
any reason for us to exist and the municipality might as well sell us off to private 
investors”. Answers from two of the interviewees from the public housing companies 
contained aspects that are financially aligned as well. Some of the smaller public 
housing companies stated that they did not have a vision or mission but worked directly 
with their owners’ directives. However, as the answers received clearly states that these 
documents contain the purpose and goals of the company they have been considered as 
vision and mission in this study. Within the private housing companies more than half 
expressed visions and missions only focusing on financial aspects. One of the CEOs 
described the company’s mission as “We had a mission before to reach 100 millions in 
turnover, which we have surpassed now. Our new missions is to continue to grow in a 
moderate pace, we are planning some new production of buildings on land we own”. 
Only two of them had a vision and mission statements that were in line with the social 
focus of the public housing companies.  
 
Many of the public housing companies have recently changed their vision and mission 
statements, however there are inconclusive answers regarding why they have changed. 
Three of the interviewees answered that their vision and mission are completely new 
and that the company did not possess statements like those before. When asked whether 
it was due to the amendment one answered, “They have resided after the amendment 
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and as a direct consequence of it”. Others answered that it was mostly due to new 
management. Regarding change of the vision within the private housing companies the 
results show that none of the interviewees have changed it. They plainly stated that the 
vision was set when the company was formed.  
 
The results from the questions regarding the queue system show a clear distinction 
between the two sectors. All public housing companies used a queue system that was 
based on points where one day equals one point. The selection process does not value 
the person but is only based on collected points where the one with most points and 
current declaration of interest for the apartment gets it. On the contrary, the private 
housing companies used a system based on personal applications where the applicability 
of each accommodation applicant is evaluated based on specific requirements of the 
individual company. One private company described their queue system as the 
following: “We handpick each new tenant individually to find the right tenant to the 
right apartment, you will remain in our housing queue for 6 months, after that you need 
to renew our application. Therefore our queue is always active and up to date”. Two of 
the private companies gave 50 percent of their vacant apartments to the public housing 
queue. In some of the interviews with public companies, the interviewee expressed an 
annoyance over the que system that private companies use, and stated that they do not 
take their responsibility for the social situation in Sweden. As two of the CEOs of 
public housing companies put it; “We have a mission to take a social responsibility for 
the people living in the municipality, this is something that the private housing 
companies don’t need to care about” and “[...] but at the same time now with the public 
debate about taking responsibility in the migration, well no then they (referring to the 
private housing companies) have run and hide behind a stone all of them. When you 
talk to municipal representatives they have zero collaboration with the private housing 
companies in the help with this work”.    
 
Since the private companies did not use a point system they could not answer to how 
long their queue time was. The public housing companies on the other hand all stated 
that it was long, and on average 5 years, but that it depended heavily on area within the 
municipality. The results also show a clear difference between the size of the 
municipality where smaller municipalities on average has a shorter queue time than 
larger municipalities. 100% of the public companies states that the queue time has 
become longer during the last 10 years, whilst the private companies expressed it as a 
perceived higher inflow of applications for each apartment.  
 
All public housing companies stated that they do not work with priorities. However, 
there were a few of the interviewees who talked about social contracts. “[...] it is not a 
priority but sometimes, like now for example when we have a lot of refugees and our 
municipality just like every other have to receive a certain number of people decided by 
the government and so understandably many of them end up with us [...]. So there are 
indirect priorities but they are known as social contracts that we administer”.  
 
For the maintenance, repair and renovation the result again show a disparity between 
the sectors. All public housing companies mentioned that they work with a detailed 
maintenance system where they keep track of all components within each building. One 
of the CEOs of a public company said “We have a 30-year maintenance plan and it is 
theoretical and revised based on how it looks. [...]. We work under the basis that as 
much as possible should be planned, if I put it that way”. On the contrary almost none 
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of the private company expressed this, rather, they worked with a system governed by 
needs, as one CEO expressed it: “You might say that our buildings look the same since 
we acquired them. We do not do any big renovations planned ahead, rather we focus on 
maintenance continuously for the standard to remain high”. 
 
This perspective is the one where the two sectors are the least similar. Due to this no 
convergence between the sectors could be established. 

5.4	  Learning	  and	  growth 
 
Table 8. Questions from the interview guide related to the learning and growth 
perspective 

Number Question 
1 What characteristics do you value the highest among employees at your company? 
2 How do you follow up on employee development?  
3 Could you appreciate how long an employee stays at your company? 
4 How involved are employees in the development of the company? 
5 How do you introduce new employees to the company? 
 
The answers gathered indicates that this is the perspective where the two sectors are the 
most similar. Starting with characteristics, both sectors expressed that the overall 
characteristics that are important are competence, service minded and team player. 
CEOs from both the private and public sector expressed it as “You have to be able to 
cooperate in a group, no matter what position in the company you work in, and to be 
pretty socially gifted” (Private company 3) and “You need to have the right 
competence. [...]. It is the foundation of it all but then i also think that we work a lot 
with group dynamics [...] we work close together and then it is important that you work 
well within the group” (Public company 7). Several interviewees said that education has 
become more and more important when recruiting, for example one CEO of a private 
company said: “There are more academics today than there were 10 years ago, so we 
probably have higher requirements. I also think this depends on the fact that there are 
more academics available today than there was before, so you can say that supply has 
increased”. Moreover, a CEO of a public company explained that they have higher 
requirements on education depending on the age of the applicant. She said: 
“Subsequently, it also depends on the age, on younger people we have higher 
requirements that they have an academic education than for older people. This is 
because older people often have a thorough work experience, which make a higher 
education uninteresting. But for younger people we definitely want them to have it”.  
 
96 percent of the interviewed companies said that they have annual performance 
reviews with their employees, which is everyone except one. This company, a private 
housing company, argued that since they are so small, annual performance reviews 
would just happen occasionally: “We are very bad at annual performance reviews, 
since we are such a small company these talks most often happen over the coffee table”.  
 
An interesting result came from a follow-up question that dealt with bonus systems for 
extra engaged employees where many of the public housing companies answered that 
they did not have any. However, one stated that “No we have nothing formalized. On 
the other hand, if the head of unit thinks that someone has done well, then it will affect 
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the wage.” while another said “We have a bonus system for every employee based on 
criteria on how well we are doing. But it is not for specific employees but for 
everyone.”. This shows a hint that pure bonus systems are not employed but they do 
have individual wages or bonus systems that are for all employees in the company. On 
the other hand, regarding those that expressed that they did not have a bonus system, a 
desire to employ one was expressed. For example one public CEO said, “We are 
actually discussing this, if we should formalize something. Bonuses and those stuff are 
hard within a public organization, it feels a little so and so. But it has been on the wall 
sometimes; I know that it was discussed quite a lot before. We are talking about it, how 
we are suppose to get the drive, how we are suppose to get these creative people to be 
even more creative, that you should have some sort of incentive, but we aren’t there 
yet”. Some also expressed that it was not allowed within the public sector, as this CEO 
put it “I thought about it but when I asked our branch and interest organization SABO 
they said that this is taboo in our sector. It is sensitive in political organizations. I think 
it’s a pity because it might have been good in soma cases, but I just have to accept that 
this is how it is”. This result shows disparity regarding this factor within the public 
sector. The answers from the private companies showed that all employ some sort of 
bonus system. Two companies have pure bonus system resulting in annual bonus or 
other benefits. The others were similar in that they referred to individual wage setting as 
their form of bonus system. For example, one CEO said, “Yes we have a bonus system, 
it does not need to be formalized, they will notice when they get their salary without any 
pronouncement”.  
 
An unexpected result came with the question regarding employee retention where both 
sectors showed high similarities. Overall, there is low employee turnover within the 
rental-housing sector. A CEO of a public housing company answered, “Unfortunately, I 
would say that most employees work here their entire life, it depends a bit on which 
position you are working in, but most people start here and then they stay until they 
retire”. Both sectors expressed that they see an increase in employee turnover, which as 
the previous quote encompasses, they think is positive;“A bit jokingly we could say that 
we need an increased employee turnover, it is both joke and earnest in this. A company 
benefits from having employee turnover” (public housing company 2). Similarities 
between the two sectors were also present in the result from the question of how 
involved employees are in the company’s development. Most CEOs both from the 
public and private sector expressed that the employees could affect the development to a 
certain degree, but that the business plan were set on a managerial level; “Prior to the 
formulation of a new business plan we usually have a conference with all employees 
where they get the chance to develop ideas and discuss it, in the end it is the 
management and the board who set the business plan” (private company 4). Another 
CEO of a public company expressed that “Yes, if we are talking about the everyday 
business then everyone is involved quite a lot. But when we talk about the company’s 
strategy it is a question for the owners [...]”. Considering the perceived change for this 
question, one CEO of  a private company said “We are trying more now with business-
development work, and we discuss economy and how we can become an attractive 
housing company, and how we can develop the sales approach. But we haven’t worked 
in this way before, it is a long process to implement it but we have tried to involve 
everyone.” This answer shows that they focus on involving all levels of the workforce 
in the process of developing the company more now than before. Further, another CEO 
from a public company said, “change has increased immensely. [...]. It is closely 
connected with the expectations that was put on me when I was recruited and so it has 
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become”. In question 5, 100% of the interviewees stated that they have pre-determined 
plans for introducing new employees.  
 
As the overall result showed that the two sectors are the most similar in this perspective, 
no findings could be made on convergence.  

5.5	  Competition 
 
Table 9. Questions from the interview guide related to competition 

Number Question 
1 How would you describe the competition in the housing sector in Sweden in general? 
2 Do you consider yourself being exposed to competition from other rental housing companies, 

both private and public? 
 
The general opinion in both sectors is that there is no competition for acquiring new 
tenants, rather the competition considers building rights and the accessibility of land to 
build on. The differences between the sectors however lied in their opinion about 
whether or not the competition was fair. Many of the private housing companies 
expressed that public housing companies are favored when it comes to acquire building 
rights; “Public housing companies get things served on a silver platter, they do not 
need to develop new project plans to get appointments at the housing and urban 
development office. They are just given land and building rights”. This shows that 
private housing companies feel that they are being put aside in the favor of public ones, 
something that the public housing companies did not express; “There is always a 
competition regarding accessibility of land on attractive locations, to receive and win 
building rights since there are so many players that want to exist and produce now on 
the market, the competitive situation is prominent there”. From this the findings are that 
both sectors are aware of the competition, however that the neutrality of competition is 
perceived differently. None of the sector notices any direct competition from other 
rental housing companies specifically. Many public housing companies disclosed that 
this was probably due to the fact that they are market leaders; “Yes, well, as i said we 
have 70% of the market which means that we don’t have any huge competition from 
anyone”; “We don’t notice it (referring to the competition) because we are so big on 
the market”. However, as the result above indicates, the general industry is heavily 
influenced by competition regarding land and building rights. Due to the above-
presented findings no convergence can be established between the sectors.  

5.6	  Empirical	  findings	  from	  quantitative	  data 
 
The key ratios that have been used for the quantitative data were chosen based on the 
answers received from the interviews when asking about the financial perspective. The 
results will be presented in separate sections based on the financial key ratio of interest 
using descriptive statistics. 

Turnover 
 
Turnover was chosen as a key financial ratio since it was the criterion for the sample 
and because the authors believe that it is a good key ratio that gives a holistic view over 
the sample. The result shows that the public housing companies within the sample have 
an overall higher turnover than the private housing companies (see figure 3). However, 
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when the companies have been divided into groups of high, middle and low turnover 
the difference decreases with the amount of turnover. Over time the private housing 
companies have developed in a slow pace but with slight increasing turnover, which is 
visible in all groups. On the contrary the public housing companies show an overall 
decrease. This comes from the companies within group 1 where they have seen a sharp 
decline between years 2010-2011 and then continued to decrease (see figure 4). This 
decrease could not be found in the remaining groups where they have kept a slight 
increase in the turnover over time.  
              

	  

Figure 3. Turnover 2010-2015 all companies 

	  

Figure 4. Turnover 2010-2015 Group 1 
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Figure 5. Turnover 2010-2015 Group 2 

	  

Figure 6. Turnover 2010-2015 Group 3 

	  

Profit 
 
Just like the turnover, profit was chosen as a key financial ratio as it is believed to be a 
straightforward financial concept that gives a good overview of the situation. The 
development between the two sectors show increased convergence where they have 
almost equal average profit in 2015. As seen in figure 7, the two sectors differed 
unmistakably in 2010, before the amendment. From 2011 and onwards, the two sectors 
have converged in regards to profit (see figure 8). The overall trend between the sectors 
is that they have convergencd since 2010 (see development between figure 7 and 8). 
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Figure 7. Profit all private and public companies year 2010 

	  
Figure 8. Profit all private and public companies year 2015 

Solidity 
As solidity was the key financial ratio that both sectors mentioned the most it was also 
chosen for the quantitative data. The findings depict that the private housing companies 
have kept an overall higher solidity than the public ones over time (see figure 9). When 
dividing the companies into their turnover groups the results are quite different. The 
companies within the first group shows that during 2010 to 2013 the two sectors were 
very similar but since then the private housing companies have shown a faster increase 
in their solidity than the public (see figure 10).  

	  
Figure 9. Solidity 2010-2015 All companies 
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Figure 10. Solidity 2010-2015 Group 1 

In the remaining groups the differences are larger and have been over time. Generally 
the solidity for the two sectors has increased over time (see figure 11 and 
12).                          
 

	  
Figure 11. Solidity 2010-2015 Group 2 

	  
Figure 12. Solidity 2010-2015 Group 3 
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Return	  on	  assets	  (ROA) 
 
Since several of the interviewees mentioned return on assets as one of the main 
financial key ratios that they observe, it was added in the quantitative data. The result 
shows that the two sectors have moved the opposite directions from each other during 
the investigated time period. When the public housing companies had an overall 
increase in the average ROA the private housing companies had a decreasing 
movement. This changed after 2013 when the private housing companies had increasing 
ROA and the public housing companies had a decreasing trend (see figure 13).  
 

	  
Figure 13. ROA 2010-2015 All companies 

 
The increase of the average ROA for private housing companies comes from the 
companies within group 1 and 3 where the result shows steep increases for both groups. 

	  
Figure 14. ROA 2010-2015 Group 1 
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Figure 15. ROA 2010-2015 Group 2 

The decline in the average ROA for the public housing companies can be traced to the 
drop in from the turnover in group 3. The result does not show any convergence but 
rather a diverging trend between the sectors. 

	  
Figure 16. ROA 2010-2015 Group 3 

Return	  on	  equity	  (ROE)	  
	  
Closely connected to the ROA, several interviewees also mentioned ROE as an 
important key financial ratio. In the private housing companies several outliers could be 
identified in group 3. Their ROE had extreme values, which distorted the result in a way 
that makes comparison between the sectors impossible (see figure 17 and 18). There are 
four companies, all within the third group with the lowest turnover that have been 
classified as outliers. They have been excluded in order to make the result 
trustworthier.   
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Figure 17. ROE 2010-2015 All companies (outliers included) 

	  
Figure 18. ROE 2010-2015 Group 3 (outliers included) 

When excluding the outliers the result shows that the two sectors have increased 
convergence over time. The private housing companies have had a decreasing trend 
while the public housing companies have had a steady increase in their average ROE. 
From 2014 until 2015 the two sectors have moved in the same way. The same can be 
said about the third group where the public housing companies average ROE have 
surpassed the private housing companies.  

	  
Figure 19. ROE 2010-2015 All companies (outliers excluded) 
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Figure 20. ROE 2010-2015 Group 3 (outliers excluded) 

5.6.1	  Summary	  of	  quantitative	  result	  	  
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6.	  Analysis/Discussion 
In this chapter the empirical findings will be analyzed and discussed based on the 
study’s theoretical framework and chosen scientific method. The discussion will also 
touch upon previous studies and whether or not this study support their findings.  
 
In 2011 the new law concerning Swedish housing rental companies came into effect. 
The purpose of the amendment was to regulate public housing companies to work under 
businesslike principles (SFS 2010:879). Since then there have been several discussions 
regarding what businesslike principles should entail (Lind & Lundström, 2011; SABO, 
2011; SKL, 2010). Moreover previous studies have focused on potential changes that 
came with the amendment, for example with regard to capital structure (Cederberg & 
Mohlkert, 2015), and owners’ directives (Lindbergh & Wilson, 2016). This study 
examine the effects of the amendment in relation to company performance in the 
Swedish rental housing sector. The purpose of the study is to investigate if public 
housing companies have started to operate under more businesslike principles or not, 
and by that improving the competitive state in the sector. By applying a Balanced 
Scorecard (BSC) framework to assess company performance in both sectors, the aim 
was to find convergence. 
 
In order to enhance the clarity and readability of this part of the study, the analysis will 
be divided in the same way as the empirical findings. In line with the methodological 
choice of deductivism, the chosen theory for the study will be present also in the 
analysis. Therefore this analysis will follow the BSC framework by presenting each of 
its aspects in separate parts. Moreover, as convergence was a theory present in all 
perspectives, the result related to this is included in these parts as well. Competition will 
be analyzed separately in the end. 
 
Financial perspective 
 
Both qualitative data from semi-structured interviews and quantitative financial data 
was collected for the financial perspective. A discussion held between SABO (2011) 
and Lind & Lundström (2011) in their reports concerning businesslike principles and its 
implications on the operation of public rental housing companies regarded the time 
frame set for financial goals. SABO (2011, p. 3) argued that the public housing 
companies have a longer time frame than the private housing companies. The result 
from the interviews showed another picture where both sectors disclosed that their 
financial goals were set long-term. However, the private housing companies were found 
to have longer time frames for their goals than the public housing companies. In 
addition there was no result regarding changes, which can be seen as that there is no 
convergence between the sectors in this factor but rather that they were already similar. 
Nevertheless, the result can be interpreted as that the time frame of financial goals have 
nothing to do with businesslike principles, something that SABO (2011) argued that it 
did. As stated in the empirical findings both sectors have long-term financial goals, 
however with significant difference between the actual time frame that is considered to 
be long-term. Seeing how this result indicates that they differ fundamentally in their 
idea of basic means of control regarding their financial goals the two sectors are diverse.  
 
On the other hand, the result strengthens the opinion of SABO (2011, p. 3) that the 
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public housing companies should have market oriented required rates of return in order 
to fulfill businesslike principles. Since the result showed that both sectors have the same 
set level of the required rate of return an analysis can be made that it is set according to 
the market. Almost all public housing companies stated that the requirement on the rate 
of return has been strengthened after the amendment, as one CEO of a public housing 
company put it; “This was written when the New Act came with the businesslike 
principles. It was not formulated as clear before”. This leads to a reasoning that 
convergence can be established.  
 
Cederberg & Mohlkert (2015, p. 59) could not establish any statistical significance in 
the relationship between the amendment and the investigated financial variables. 
However, they did find visible changes in the values of the public housing companies 
variables, which they argued probably came from the amendment. In this study actual 
causality between the variables and the amendment could be established thanks to the 
interviewees and their responses. The result showed that generally the focus on financial 
factors have been strengthened after the amendment. Despite this result, no changes 
could be found regarding solidity and ROA when looking at the quantitative data for the 
sectors. When it comes to profit and ROE the result did show convergence, which is in 
line with responses received from the interviews. The result regarding profit contradicts 
the general opinion that the public sector is non-profit driven and focus on social 
welfare, whilst the private sector is solely profit driven (Boyatzis, 1982). It showed that 
the housing companies in the public sector had higher profits than those from the 
private sector in 2011, which can be interpreted as the public sector focused more on 
profits than the private sector did. However, this belief nor the high level of profit in the 
public sector in 2010 can be explained within the framework of this study. No result 
from the interviews strengthen that the public housing companies have or are focusing 
on profit maximization. A believed cause of the high profit is the favorable financial 
aids that public housing companies could receive prior to the amendment as well as 
them being market leaders. Further following this reasoning a private CEO said; 
“Public housing companies get things served on a silver platter, they do not need to 
develop new project plans to get appointments at the housing and urban development 
office. They are just given land and building rights”. From 2011 until 2015 the level of 
profit evens out between the sectors, which might be an effect of the amendment as it 
regulated the public housing companies financing opportunities (SFS 2010:879). But, as 
the quote suggests, public housing companies are still viewed as favored by the 
municipality, which indicates that they are still market leaders. 
 
Customer perspective 
 
The data for the following perspectives are gathered from semi-structured interviews 
with the CEO, or someone else in a leading position, of private and public rental 
housing companies. For many of the questions, the result was similar for the two 
sectors, but their perceptions differed somewhat. One being for example the question 
regarding marketing efforts and focus, for which the result showed that both sectors put 
equal effort into their marketing strategy, but that their focus differs slightly. Relating to 
SABO (2011) who expressed a number of categories related to businesslike principles 
in regard to public housing companies where one was to answer to the purpose of the 
public good. The fact that many of the CEOs of the public housing companies 
expressed that the focus of their communication is on the public good reveals that they 
actually work according to SABO's suggestions. This is also in line with the result that 
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Lindbergh & Wilson (2016, p. 149) found where public housing companies have 
increased focus on their social considerations. As stated in the result, this differs from 
the private companies who focus their marketing on the municipal council in order to 
get building rights.  
 
The question regarding the pricing of rents initially felt irrelevant due to that the process 
of rent negotiation is regulated by law (SFS 1978:304). However, the result was 
interesting based on the discussion that many respondents held around this matter. 
There was a widespread irritation among the interviewees from the public housing 
companies. Their opinion was that the Tenant Association have not adapted to the New 
Act but rather kept their old ways. According to the interviewees this meant that the 
Tenant Association wanted to keep the rent level low since they believed that public 
housing companies should still set the rent using the absorption cost principle. This then 
means that the public housing companies cannot set market oriented rents which, 
according to SABO (2011, p. 3) businesslike principles should imply. Further, SABO 
(2011, p. 19) discuss in their memorandum that they perceive the rent setting 
negotiations with the Tenant Association as open to alternative rent setting, beyond the 
utility-value (SW.: bruksvärde). But as one CEO of public company puts it; “[...] this is 
actually quite a large problem this entire process when it comes to the new law and the 
Tenant Association because they are still working with the old absorptions cost 
principle [...]. But that isn’t how it works anymore, we are suppose to operate more 
businesslike and market oriented, sure we are suppose to have a social responsibility as 
well but the part where people are able to pay their rent or not does not have anything 
to do with social responsibility. There are other tools for that in our society, with for 
example housing benefit (SW.: bostadsbidrag) where people can get help with that.”. 
This quote uncovers that according to the public housing companies the rent setting 
negotiations has not adapted to the New Act. If this continues in the future it might 
cause problems for the rental housing industry in general as it will be harder for the 
rental housing companies to follow market developments and generate revenues. 
Something that supports this line of thought is a study by Sjöberg & Söderberg (2013, 
p. 13) where they have found that the losses caused by an inefficient rent setting system 
is equal to the value of SEK1 billion per year or 4 000 more apartment blocks. 
Moreover, the conservative thinking that seems to prevail the Tenant Association will 
most likely have implications on the public housing companies and their strive to work 
under businesslike principles and the market oriented requirements on rates of return. 
The result from the private housing companies did not comply with the above discussed 
result from the public housing companies. There was no expressed irritation, which is 
speculated to have to do with that the Tenant Association do not consider private 
housing companies as having a responsibility to the public good to the same extent that 
the public housing companies do. Since there is no pressure that each and everyone 
should be able to afford a rent in private housing companies’ apartments there is more 
room to set rents according to the market.  
 
The only interesting result from the question regarding customer segments was that 
public housing companies target those segments that make up the largest part of the 
demographic. This is currently the older generation. The reason for this answer is 
probably since public housing companies act according to needs from the society in 
order to fulfill their social responsibility. The result from the average tenant time, which 
is approximately 8 years for both sectors, is not surprising. This since there is a current 
lock-in effect in Sweden where the demand is larger than the supply, which is due to the 
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increased population and immigration. To strengthen this analysis the Tenant 
Association, in a report regarding the rental housing situation in Sweden, has 
established this effect (Hagetoft, 2014, p. 4).   
 
There was no convergence in the result from this perspective. The reasoning behind this 
comes from the above discussion where there are external factors that prevent 
convergence. 
 
Internal-business-processes perspective 
 
The result from this perspective indicates that this is where the two sectors are the least 
similar. Not surprisingly, the public housing companies disclosed that their vision and 
mission statements are focused on the public good and social responsibility whereas the 
private housing companies’ statements were financially focused. Once again this is 
consistent with the opinion of SABO (2011, p. 10) who clearly states that it is the 
purpose of the public housing companies to take social responsibility. Some of the 
respondents from the public sector stated that they did not have vision or mission 
statements but worked with their owners’ directives in a similar way. The result that 
these documents had strengthened after the amendment is in line with the study by 
Lindberg & Wilson (2013, p. 150) who found statistical significance of changes in the 
owners’ directives of public housing companies after the New Act had been 
implemented.  
 
Another result that clearly shows that the public housing companies are predominantly 
working according to their social responsibility is within the queue system that they 
employ. Their system is nondiscriminating, which probably stems from the mandate put 
on public housing companies to exist for everyone. Since this mandate does not fall on 
private housing companies they have developed a queue system based on the individual 
company’s perceived applicability of applicants. As stated in the result, some of the 
CEOs of public housing companies expressed annoyance to this, stating that the private 
companies do not take social responsibility. Seeing how the private housing companies 
can choose the most profitable tenant the competition within this aspect is obviously 
unequal. It does not seem like the government or the municipalities are aware of the fact 
that this mandate actually contradicts the New Act, which was implemented so that 
competition within the industry would become neutral.   
 
Additionally with regards to the visible disparity between the results from the two 
sectors in this perspective they had different approaches to maintenance, repair and 
renovation. Since public companies have a pre-set plan for this, it seems like they put 
more effort into keeping high quality on their buildings. This can be a residual from 
their previous mindset that they should not focus on profits, but rather on the living 
standards for the tenants and the good of the society. It led to that investments on 
maintenance, repair and renovation were made more often, as they were not evaluated 
based on the estimated rate of return that could come after the investment. The result 
from the private companies showed a more businesslike thinking of these matters, since 
they stated that they use a system governed by needs. This indicates that they are more 
concerned about expenses, which is in line with their financially focused vision and 
mission. 
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Learning and growth perspective 
 
As mentioned in the result, the two sectors are the most similar in this perspective. A 
reason behind the fact that they show such similarity can be that they are active in the 
same industry. It does not matter whether they are in the private or public sector, the 
same competences are needed for their employees. Additionally, the fact that both 
sectors expressed a perceived increase in the importance of academic merits in new 
recruits is most probably explained by the overall development of the society. This 
reasoning stems from the result that one interviewee stated that there is a higher supply 
of academics today. Likewise, another interviewee concluded that it depends on the age 
of the applicant and if it is someone younger higher education is mandatory.  
 
The most interesting result from question two came from the follow-up question 
regarding the use of bonus systems. Not surprisingly almost all the private companies 
had bonus systems, often expressed in their monthly wage. The authors’ opinion is that 
it is normal that privately owned companies apply a bonus system to enhance employee 
motivation. More surprisingly though was the result from the public companies. As 
some stated that they were not allowed to employ a bonus system according to the 
directives of SABO, but that they would want to have it in order to increase the 
motivation amongst their employees. This feeling amongst public companies might 
come from the fact that they are now supposed to operate under more businesslike 
principles. According to SABO (2011) public housing companies should apply 
businesslike principles, but it seems like they still hinder public companies to fully 
apply them in all aspects of their operations. Further, Lind & Lundström (2011, p. 7) 
states that public housing companies should act as their long-term private counterparts, 
which in this instance would mean that they should be allowed to implement bonus 
systems. Also seeing how previous studies, as discussed in preceding parts of the report, 
has concluded that efficiency is higher in the private sector (Bozeman & Loveless, 
2015; Rainey, 1983), a bonus system could increase efficiency as it is thought to 
increases employee motivation.  
 
The unforeseen result from the employee retention, that the two sectors both had low 
employee turnover, probably was due to the authors’ preconceptions. The belief was 
that the public housing companies would have lower employee turnover than the 
private. But now with the knowledge from the other questions and especially the fact 
that private companies put more effort into employee motivation, it seems less 
surprising. As with the result from required competences, this also seems like 
something that is common for the entire industry, and not dependent on the sector. 
Further, this analysis can be made as well for the two remaining questions asked within 
this perspective.   
 
Competition perspective 
 
Since the competitive state between the two sectors have been heavily discussed as a 
key driving force to the amendment (SOU 2008:38) it was clear that it should be 
included in the current study. From the result it is apparent that the two sectors perceive 
the competitive state in the rental housing industry differently, above all that the private 
companies still do not consider the competition as fair. Something that argues that the 
wanted effect of the amendment, which was to achieve neutral competition in the rental 
housing industry in Sweden (SOU 2008:38), has not been reached. Furthermore, since 
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several of the public housing companies clearly stated that they are market leaders; 
“Yes, well, as i said we have 70% of the market which means that we don’t have any 
huge competition from anyone” this strengthens the above analysis.  
 
The injustice that the private housing companies declared regarding acquiring building 
rights demonstrated that external actors within the industry are fueling the unequal 
competition. The public housing companies did not seem to be aware of this felt 
injustice. This unawareness can be taken as a validation that there is injustice and 
unequal competition in the industry. Based on this, the authors of this study argues that 
even though the amendment did create equal terms between the two sectors in terms of 
financing opportunities, other aspects for which the competition between the sectors 
might be unfair was probably not considered. As with the general opinion in both 
sectors where there is no perceived competition when acquiring new tenants this can be 
explained by the fact that there is a current housing shortage in Sweden (Boverket, 
2017) 
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7.	  Conclusion	  and	  recommendations	   
The final chapter will present conclusions drawn from the analysis and discussion in 
the previous chapter. Moreover the study’s practical, theoretical and societal 
implications will be presented. The chapter ends with recommendations for further 
studies.  
 

7.1	  Conclusions 
 
The purpose of the study was to investigate whether or not the New Act fulfilled its 
purpose to make public housing companies operate under more businesslike principles, 
thus improving the competitive state on the rental housing market in Sweden. Using the 
Balanced Scorecard (BSC) method, the performance of public and private rental 
housing companies have been studied over a time period of six years in connection to 
the amendment. In relation to the purpose the study also evaluates the convergence 
between the two sectors.  
 
The result showed that public housing companies do operate under more businesslike 
principles for some perspectives of the BSC, but that the two sectors still differ in other 
perspectives. The perspective where convergence was found was the financial, whilst 
the two sectors were already similar before the amendment in the learning and growth 
perspective. There was a mixed result in the other two perspectives, customer and 
internal-business-processes, where the biggest disparities could be found in the two 
sectors’ perceptions, rather than their actual operations. The biggest difference between 
the sectors where found in the questions regarding competition.   
 
From the result and analysis, an overall conclusion is that the public housing companies 
have exerted themselves to change their operations into being more businesslike after 
the amendment. However, due to contradicting legislation in for example the rental 
negotiation law (SFS 1978:304) and differences of opinion in what businesslike 
principles should entail the wanted effect of the law cannot be completely fulfilled. 
When the New Act was stated it seems as it was only focused on the financial aspects, 
instead of the industry as a whole. As have been discussed throughout the entire study, 
public companies cannot be judged only on financial grounds. This since they have the 
mandate to serve the public good. Thus it is invalid to control their operations by only 
regulating them financially. Whether or not other regulations concerning public housing 
companies were considered in the proposition of the amendment cannot be said but the 
result from this study indicates that the New Act was not balanced with already existing 
laws. This creates a diverging situation for the public housing companies, in which they 
are not able to meet either of these regulations fully.   
 
Throughout the study it has become clear that, according to respondents, stakeholders 
within the rental housing industry do not agree on what businesslike principles should 
entail for the public housing companies. As neutral competition was the wanted effect 
of the amendment these stakeholders need to overcome their differences in order for it 
to be achieved. First and foremost, the rent pricing system, which is based on utility 
value, causes the most problems for public housing companies to fully operate 
businesslike. Since the Tenant Association have not followed the development that the 
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amendment suggested, as well as disagrees on what SABO considers to be businesslike 
principles, they do in fact prevent the wanted effect of the New Act. In addition, 
municipal councils appear to favour public housing companies, thus interfering with the 
strive for neutral competition. From this the study concludes that businesslike principles 
cannot be achieved as long as external stakeholders do not comply with the New Act. 
The public housing companies are doing their best to operate more businesslike, which 
means that the issue with unequal competition does not lie with them.  
 

7.2	  Fulfillment	  of	  purported	  contributions	   
 
The goal of the theoretical contribution for this study was to be able to complement 
previous research done within the same research field. The authors of this study argue 
that this goal has been reached since the gathered data have generated interesting and 
contrasting results to previous research (e.g. Cederberg & Mohlkert, 2015; Lindbergh & 
Wilson, 2016). By using the Balanced Scorecard method as a theoretical framework 
when investigating the performance of both public and private housing companies and 
their convergence the study have contributed to more in depth knowledge. This comes 
from both the result of the semi-structured interviews as well as continuous comparison 
between the sectors. More specifically, the findings from the financial perspective, that 
the public housing companies have adjusted to a more businesslike thinking fills the gap 
from Cederberg & Mohlkert’s (2015) study where no statistical significance could be 
established.  
 
Further, as the study applied all perspectives of the BSC and the result showed that the 
two sectors are not similar within this framework, the practical contribution is that the 
wanted effect of the New Act has not been completely fulfilled. As have been stated 
above, the findings indicates that the public housing companies are exerting themselves 
trying to work under more businesslike principles but fail due to contradictory 
regulations and opinions by important stakeholders. The authors argue that this study 
contributes practically by providing all stakeholders within the Swedish rental housing 
industry with valuable knowledge and insights that can help in achieving the wanted 
effect of the New Act fully. Primarily it is relevant for the Tenant Association, SABO, 
municipal councils as well as the private and public housing companies as discussed in 
the previous section 7.1. The insight that this study contributes with can be used so as to 
resolve the differences found between the stakeholders in order to achieve neutral 
competition.   

7.3	  Societal	  implications	  
 
In this section a discussion regarding societal implications that should be considered 
based on the result of the study will be held. Due to carefully made choices of scientific 
and practical methods no significant societal issues have occurred throughout the 
realization of this study. In doing so the study is infused with openness and 
transparency. On the other hand the purport of the result from this study might have 
implications for the society that are important to discuss.  
 
The empirical findings of this study have showed that the New Act has had some 
implications on the overall operations of the public housing companies making them 
converge with private housing companies. However, differences are still noticeable. The 
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analysis of the result disclosed that there are discrepancies in stakeholders’ opinion on 
what businesslike principles should entail. Due to this the conclusion could be drawn 
that the wanted effect of the New Act can only be reached when these differences are 
overcome. This gives a societal implication that the external actors needs to reconsider 
their belief on what businesslike principles entail in order to let the public housing 
companies fully adapt. If nothing is done the public housing companies will never be 
able to achieve the wanted effect of the New Act. Either public housing companies need 
to be allowed to act exactly as their long-term private housing company counterparts or 
they need to be converted into social housing companies. This since a continuation of 
the current situation might not lead to that the unequal competition that is prevailing the 
industry will be solved. To avoid this the recommendation is that the external 
stakeholders reconsiders their view on businesslike principles in order to agree on what 
they should entail and how they should be implemented in the best way. In doing so 
neutral competition can be achieved.  

7.4	  Recommendations	  for	  future	  studies	  
	  
• In this study company performance of public and private rental housing companies 

was investigated using the perspectives of BSC as a measurement instrument. The 
qualitative data collection was limited to only conducting interviews with CEOs. 
Recommendations for future studies are to incorporate the perspectives of CEOs, 
employees as well as customers within the chosen industry in order to increase the 
applicability to the BSC method. Thus, all features of all perspectives can be 
assessed.  
 

• The result of this study showed that the wanted effect of the New Act has not been 
fully achieved due to discrepancies between stakeholders. Therefore, a 
recommendation for a future study is to make a case study of the complete industry 
where all stakeholders are included.  
 

• The current study was limited to the time period of 2010-2015. An interesting further 
study that aims at replicating this study could choose a longer time period with equal 
time before and after the amendment. This could ease the analysis of the 
development in the two sectors. 
 

• The current study mixed semi-structured interviews with quantitative data of the 
financial perspective. It could also be done by mixing questionnaires and quantitative 
financial data to generate a larger sample, in order to have a more generalizable 
result. 
 

• The results from this study could be used in a following study over the cause-and-
effect relationship between businesslike principles and customer satisfaction in the 
Swedish rental housing sector. To do so, the researcher should add to the current 
study a data collection of customer satisfaction from both the private and public 
rental housing sector.  
 

• As this study only included the rental housing sector in Sweden a future study could 
expand on this and include all sectors on the Swedish market that have competing 
public and private companies and compare their company performance. This 
following the idea that the Swedish Competition Authority had where a comparison 
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of all sectors would be interesting.  
 

• The New Act was used as the driving factor for changes within the public rental 
housing companies in this study. However, there have been other amendments that 
could have potential effects on the operations of the companies. For example the new 
accounting law called K3, which was implemented in 2014, was mentioned by 
several participants as having a big part of changes within the financial perspective. 
Therefore, an interesting future study could focus on this amendment or other laws 
that might have an impact on company performance within these sectors.  

• The study could be done on the same population, but with a qualitative research 
design, only focusing on financing opportunities. This because several respondents 
mentioned it as an issue within the industry that diverge the two sectors. 
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Appendix	  
A.	  1	  E-‐mail	  with	  request	  for	  participation	  
 
Hello 
 
My name is Linn Sidahl/Fanny Stenlund and I am currently studying my last semester 
of the International Business Program at Umeå University. 
 
We are currently writing our degree thesis, and therefore write to you with a request for 
an interview in late March or beginning of April. 
 
About our topic: 
We have chosen to study differences and similarities between public and private 
housing companies with regard to economy, strategy, growth, market as well as 
perceived competition. This will be measured both through analysis of financial data 
and by interviews with CEO/someone else in a leading positions from both sectors. 
 
The reason behind our choice of topic is the new law that was enforced in Sweden 2011, 
which allowed public housing companies to be profit driven in order to operate under 
businesslike principles. One of the reasons behind the amendment was the concern that 
Swedish legislation around public housing companies were not in coherence with EU 
legislation concerning state aid and neutral competition.  
 
We would appreciate it if you would like to participate in an interview in the end of 
March or beginning of April, we are flexible in regards to time and date. The interview 
is estimated to take around 1 hour and we can hold it either over skype or telephone, 
whichever your prefer.  
Let us know if you are willing to participate or if you have any questions. 
 
Kind regards 

A.2	  Interview	  guide	  
	  
Introductory questions  

• What is your position at the company? 
• How long have you worked at the company? 
• How long have you had your current position? 

 
Financial perspective  

• During how many years do you set your financial goals? 
• What do your financial goals usually include? (e.g. decrease costs, increase 

turnover) 
• What is your required rate of return set to? 
• What specific rate of return do your consider?  
• What is your required rate of return on investments?  

 
Customer perspective 



	  
	  
	   	  
	  

• Could you explain your marketing strategy.  
• How do you set the rent level? 
• Do you focus more on one customer segment than another? 
• Could you make an appreciation on how long a tenant stays in one of your 

apartments?  
• How many new buildings/apartments have you acquired during the last 10 

years? 
• Is there a difference between a buildings profitability depending on: 

o If it is new or old? 
o How many apartments it consist of?  

• Is the absorption principle used in your company?  
 
Processeses 

• Describe the vision of the company: what does it include?  
• Describe the mission of the company: what does it include?  
• What is the average queue time to one of your apartments? Can you describe the 

que the company uses?  
• How do you work with maintenance, repair and renovations of your buildings?  

 
Learning and growth perspective 

• What characteristics do you value the highest among employees at your 
company? 

• How do you follow up on employee development?  
• Could you appreciate how long an employee stays at your company? 
• How involved are employees in the development of the company?  
• How do you introduce new employees to the company? 

 
 
Competition 

• How would you describe the competition in the rental housing sector in Sweden 
in general?  

• Do you consider yourself being exposed to competition from other housing 
companies, both private and public?  

	  


