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Abstract 

 

State of Objectives: This paper addresses the question of how the presumption-rent 

system has developed during ten years of its introduction to the rental market, with a 

particular emphasis on the investors’ perspective. The study has three focus areas, 

firstly an emphasis on how the real estate investors within the private and public 

sectors reacted to the introduction of the presumption-rents. Secondly, it examines 

whether the trends have changed during the course of these ten years. Finally, it 

observes how the presumption-rent system, as a rent-setting method for new 

residential rental constructions, is perceived and evaluated by the investors.   

 

Methodology: The empirical study focuses on the rent market in Stockholm, and it is 

articulated through a holistic multiple case-study of six public-and private real estate 

companies with rental dwellings in Stockholm. In order to examine the developments 

of the presumption-rent structures in these companies, a numerical analysis of the rent 

structures through a quasi-experimental design is as well conducted.   

 

Empirical Findings: The results in general prove that the rent-setting within the 

presumption rent system is unpredictable and subjective, because it is influenced by 

conflicting interests and different perceptions. The implication of this for the application 

of the presumption-rents is that it is depended on a complex, ambiguous and vague 

negotiation structure, rather than being based on a systematized rent-setting 

procedure. Furthermore, it is noted that the collective bargaining system, which sets 

the standards for the rent negotiations, is undergoing a slow process of change, as the 

law amendment in 2011 has caused paradigm-shits within the rental market. One 

dimension of this is that the rent-negotiations noticeably do not influence the 

investment decisions anymore, but the rent negotiations certainly have an impact on 

the rent-setting method. The implication for the application of the presumption-rent-

system, including its negotiation framework, is that it is applied when it meets the 

criteria for the investment decision, otherwise it is ignored.  

 

Finally, it is showed that nor the public neither the private companies perceive the 

presumption-system as a long-term and sustainable solution to the prevailing 

challenges with the Swedish rent-setting system. What is clear is that the system is 

mainly considered as a temporality solution to a course of disorders that have emerged 

from prolonged institutional negligence and error that have impaired the rental markets.   

 

Key Words: Rent negotiation, presumption-rent, Collective bargaining system, Rental 

market, New residential rental constructions, Real estate investments, Controlled rent 

structures, and Utility-value-system.  
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1. INTRODUCTION 

In this chapter, I provide a description of the background to the research objectives, 

including the problem discussion. I also explain why the subject is of interest to 

examine, leading to the purpose of the study. Ultimately, the research question is as 

well described. 

 

1.1. Background 

The debate on the Swedish housing policy is as relevant today as in the previous 

century. The housing policy encompasses many components and involves many 

issues, and the focus of discussions shifts as the societies and politics change over 

time. One of the components of the housing policy concerns the residential rental 

market (Bejrum & Lundström, 1993), on one side viewed from the investors’  

perspective, on the other side observed from the socio-legal perspective.  

 

From the investors’ angle, one dimension of the residential rental market regards the 

investment conditions. Previously, the Swedish government was responsible for the 

housing supply through heavily subsidizing investments in residential rental real estate 

(Turner, 1995). However, gradual abolishment of the subventions after the 1990s 

crises changed the rules of the game as the financial risks connected to the rental 

markets are accordingly reallocated to the investors from previously being carried by 

the government (Lundström, 2001).  

 

From the socio-legal angle, one dimension of the residential rental market regards the 

rent regulations. The Swedish rental market has in all times been regulated, having 

developed from imposing a nominal rent freeze in the early post-war era to a more 

market-oriented rent regulation system (Turner, 1984; Lind H. , 2001; Andersson & 

Söderberg, 2012). Importantly, these two angles are interconnected, implying that the 

two are weighted against each other as two integrated components of the housing 

policy (Kemeny, 1993). In reality, an ideal balance as a result of many practical 

complexities, is difficult to achieve (Kemeny, 2006). For instance, as the rent 

regulations are no more compensated with subsidies for fiscal and political reasons, 



the supply of new rental apartments in Sweden has diminished since the 1990s due to 

higher investment risks (Turner, 1995). This is because in the regulated market the 

investor carries a risk of having to adjust rents to the public housing rents, making 

investors more willing to invest in substitute products (Lind H. , 2003). Simultaneously, 

many previous rental apartments, because of this profitability problem is converted into 

condominiums over time, hence the total effect of the regulation combined with the 

abolishment of the subventions has been a shortage in rental apartments in Sweden 

with a consistent growth over time (Lind & Persson 2008).  

 

The challenges with the shortage in rental apartments and, the issues with profitability 

of investments in new rental apartments in relations to the necessity to reforms the 

Swedish rent-setting system are much-disputed in politics (SOU:2004:91), and well-

explored in academia (Svensson, 1998; Arnott R. , 1995; Arnott & Igarashi, 2000; Lind 

H. , 2003; Andersson & Söderberg, 2012). This area is especially of interest as it is 

increasingly difficult for Sweden to practice an isolated regulatory system compared to 

other countries in Europe (Kalbro, Lind, & Lundström, 2009). Previous studies 

emphasize the importance of a wide availability of apartments for immediate rental 

because of its strong relationship with economic growth (Kalbro, Lind, & Lundström, 

2009).  

 

1.2. Problem Discussion 

The focus of the above mentioned previous research has been on exploring the 

traditional Swedish rent-setting system, its negative implications for investments in 

rental apartments, and the mismatches it has created on the Swedish residential rental 

market. One of the outcomes of these political disputes between the official policy-

makers (SOU 2000:33; SOU 2004:91) and the parties on the market (Kemeny, 2006) 

combined with the research results from academia is a reform of the Swedish Rent Act 

(12 kap 55c JB) in July 2006. The reform resulted in the introduction of a separate rent-

setting system with implications for new constructions of rental apartments, named as 

the presumption-rent system, and with the intention to improve the conditions for 

investments in new of rental apartments (SOU 2004:91).  

 



However, ten years later, up to this date, the presumption-rent system is relatively an 

unexplored area in research, implying that the system, from the real estate investors’ 

perspective, is as well unexplored. Referring back to the purpose of the reform, which 

is to improve the investment conditions for real estate investors to invest in rental 

apartments, it is relevant and thought-provoking to observe how the presumption-rent 

system is perceived by today’s real estate investors. In other words, the question of 

how the real estate investors have adjusted their rent-settings in accordance to this 

fundamental reform in the Rent Act is an interesting area to explore.  

 

Relevantly, the presumption-rent system similar to its preceding rent-setting system is 

influenced by the collective negotiation between the parties on the market, something 

Kemedy (2006) conceptualizes as the housing regime. This means that the contracted 

rents, as an essential variable of investment decisions (Bejrum & Lundström, 1993), 

are transaction-based and influenced by the collective bargaining system (Svensson, 

1998). This in turn implicates that the practical outcomes of the rent-settings are 

different from the theoretical framework of the rent-setting system (Turner, 1988).  

As stated before, the traditional rent-setting system along with the appurtenant 

collective bargaining system is a well-explored area in research, but the focus of the 

literature has not yet included the presumption-rent system. Therefore, regardless to 

the formal definition of the presumption-rent system, it is relevant and interesting to 

launch a study on the Swedish rent-setting system with an extended focus area and 

an empirical emphasis on the real estate investors’ perspective regarding the 

presumption-rent system.  



Figure1: The range of previous research, and what this study adds. 



1.3. State of the Objectives  

In this study I will address the question of how the presumption-rent system has 

developed during these ten years, with a particular emphasis on the investors’ 

perspective.  

 

The study has three focus areas, firstly an emphasis on how the real estate investors 

within the private and public sectors reacted to the introduction of the presumption-

rents. Secondly, it examines whether the trends have changed during the course of 

these ten years. Finally, it observes how the presumption-rent system, as a rent-setting 

method for new residential rental constructions, is perceived and evaluated by the 

investors.   

 

The empirical study has a focus on the rent market in Stockholm, and is articulated 

through a holistic multiple case-study of six public-and private real estate companies 

with rental dwellings in Stockholm. In order to examine the developments of the 

presumption-rent structures in these companies, the purpose is to as well conduct a 

numerical analysis of the rent structures through a quasi-experimental design.   

 

Furthermore, the aim is, apart from capturing the previously explained research gap, 

to provide practical implications of the results for the rental housing markets in 

Stockholm and other metropolitan Swedish cities. 

 

According to the above explained research objectives, the research question is:  

 

How do the public-and private real estate companies in Stockholm perceive and 

evaluate the presumption-rent system ten years after its introduction to the 

rental market?   



1.4. Terminologies and Definitions 

 

Presumption-Rent: “The rent is presumed through negotiations between the Tenants’ 

Union and the Property Owner Federation before the tenants have moved in”.  

 

Contracted Rent: “It is the SEK amount of the rental obligation specified in the lease”.  

 

Collective Bargaining System: “It is a process of negotiation between Property 

Owner Federation and Tenants’ Union aimed at agreements to contracted rents.  

 

Operating Costs: “They are the expenses which are related to the operation of a real 

estate. They are the cost of resources used by a real estate company to maintain the 

buildings existence”.  

 

Maintenance Costs: “They are internal and external necessary costs to maintain the 

functionality of the building in line with its design specifications”. 

 

Net operating Income: “Rents minus Operating and Maintenance costs”.  

 

Yield: “The income returns on an investment. This refers to the interest or dividends 

received from a security and is usually expressed annually as a percentage based on 

the investment's cost, its current market value or its face value”. 

 

WTP: “It refers to the Tenants’ willingness to pay for a specific apartment with specific 

characteristics”.   

 

Prime-cost-principle: “It is the Non-profit MHCs set rents at a level which covers the 

company's operating, capital and maintenance costs. It shall as well provide some 

scope for consolidation requirements and dividends on capital”. 

  



1.5. Disposition 

 

Chapter 2 presents the result of the literature study on factors that explain rents-setting 

for rental housing in Sweden with the purpose to find relevant information on how to 

frame the basis for the empirical study. 

 

Chapter 3 presents the result of the literature study on factors that influence the 

profitability in rental housing investments with the purpose to find relevant information 

on how to frame the basis for the empirical study. 

 

Chapter 4 provides a description of the scientific methodology supporting the work 

followed by an explanation of the procedure for the implementation of this work, and 

studies that explain the relevant phenomena for the study. 

 

Chapter 5 provides a presentation of the empirical results combined with the analysis 

of the results in two sections, one for the numerical data including the comparison 

work. The other for the conducted interviews to explore how the real estate companies 

perceive and evaluate the presumption-system. In this chapter, the findings are 

analyzed with reference to the literature, the main contributions are presented. 

 

Chapter 6 is the closure, consisted of short discussions on the conclusions and 

implications of the results as well as recommendations on future research.  

 

Chapter 7 provides the works cited in this study.  

  



2. Factors that Explain Rents-Setting in the 

Swedish Rental Market 

In this section, I present the first part of the literature review regarding the rental market 

in Sweden, which is consisted of the traditional rent-setting, including its legal 

framework and its practical outcomes as a result of rent negotiations, and the 

introduction of the presumption-rents. Finally, I summarize the theoretical framework 

that is connected to the empirical objectives of my study. 

 

 

2.1. Introduction 

The purpose of this chapter is to form a broad theoretical understanding on the 

background to the introduction of the presumption-rents. Hence, this chapter in part 

attempts to explain how the Swedish rental housing market in general has developed 

since the post-war era and, in part to light a shade on which elements have impacted 

the rent-setting in Sweden, given the multi-dimensional nature of the rental housing 

market. As the presumption-rent system is relatively a new phenomenon, up to this 

date, there is a gap in the literature, meaning that no scholarly reports on how the 

system is theoretically developed and functions in practice is published. However, 

based on the legal framework of the presumption-rents, it can be assumed that the 

structure of the rent-setting procedure is similar to the previously prevailing utility-

value-system. The utility-value-system is strongly based on negotiations (Svensson, 

1998), within the housing regime (Kemeny, 2006). Therefore, parts of this chapter in 

turn describe how the utility-value-system, as a succeeding market-oriented system to 

the post-war rent regulations (Turner, 1984) has developed. Such review is necessary 

in part in order to deal with the complex dimensions of the rent negotiations within the 

utility-value-rent system, e.g. the political and formal principles, and why the system 

was abounded in new constructions. In part in order to be able to relate to the rent 

negotiations within the presumption-rent-system.  

 

 

 



 

2.2. The Rental Housing Market 

The distinctive features of the housing market, for example being indivisible and, 

encompassing non-transportable commodities (which provides the service of housing), 

long production times, and attachment cost for the tenants, while simultaneously being 

a basic need results in a power relationship between tenants and property owners, 

which has in all times been legally controlled (Svensson, 1998)  In a non-communist 

economy, the product of housing is classified as a combination of a social service and 

a private commodity that is available on the markets, and depending on a country’s 

political system one or the other sources of housing tenure is emphasized (McLeay, 

1984). The owner-occupied sector, allowing for profit exchanges for the households, 

is mostly relevant for the free-market to determine the conditions, whereas the rental 

housing sector appears more on a country’s political agenda, and is relatively 

independent of microeconomic priorities that set market conditions in a free-market 

(McLeay, 1984). Historically in Sweden, the rental housing as the main source of 

housing tenure has been emphasized, and several rent control systems practiced 

(Turner, 1988). The rental housing in Sweden, comprises two broad categories of 

owners, namely ordinary real estate investors, (e.g., real estate companies, 

institutional investors, and individual investors), and municipal housing companies 

(Andersson & Söderberg, 2012). 

 

Thus, the rental housing sector, encompasses public and private sectors, where the 

public rental sector consists mainly of non-profit housing service (Turner, 1988). In 

many English-speaking, and Scandinavian countries, e.g. Norway and Finland, the 

provision of the dwelling in accordance to the non-profit principles has been excluded 

from the rental market, which is practiced by isolating the non-profit provision in a 

nationalized and non-market low-income rental sector (Kemeny, 2006). In contrast, in 

other countries, e.g. Germany and Sweden, the economic strengths of nonprofi t 

enterprises (in Sweden termed as the municipal housing companies (MHCs)) have 

been emphasized and, the strategy has been to integrate the non-profit sector with the 

open rental market, conceptualized as the integrated rent markets (Kemeny, 2006).  

 



Until the 1990s, as a result of a housing policy with the above mentioned purpose, the 

housing sector in Sweden, was generously subsidized by the governments, meaning 

that the actors on the markets did not carry the financial risks of the housing market 

(Kalbro, Lind, & Lundström, 2009). However, the Swedish housing policy was 

subjected to extensive changes during the 1990s, where the traditional and generous 

subsidy system has been replaced by much lower levels of financial support, which is 

more directed to the low-income households and depressed areas (Kemeny, 2006). 

The abolishment of the subsidies might theoretically follow the concept of integrated 

rent markets. However, in practice this process has been much criticized because of 

the absence of an alternative housing policy, and the consequences of this has been 

substantial for the Swedish rental housing market  (Andersson & Söderberg, 2012). 

 

  

2.3. Rent-Setting in Sweden  

Rent, as the price of accommodation as a commodity, is theoretically determined 

through different pricing theories, and it is also influenced by the public policies in an 

economy. (Friedman, 2007). Thus, the rental housing markets in a country is controlled 

by social-and political values of the past, and this does not only apply to the physical 

production of rental apartments but also to the formation and distribution of tenures 

(McLeay, 1984).  

 

In Sweden, in the early post-war era, a conventional rent control was practiced, where 

the legal rents were set by the authorities, but as a consequence of high inflation with 

an impact on construction costs, which in turn created a substantial rent split, it became 

increasingly apparent in the late 1960s that this traditional system of rent regulation 

must be replaced by a more market-oriented system (Turner, 1988). The major 

criticism of the traditional rent regulation dealt with the split rent structure it created, 

where older dwellings were relatively cheap while newer dwellings too expensive, 

which in turn resulted in a growing excess supply of newest dwellings (Turner, 1988).  

 

In order to lower the price and utilize more of the new housing stock, one apparent 

solution was to increase subsidies to new construction, whereas the alternative 



solution was to depreciate the new construction (Turner, 1988). Further increased 

subsidies would not have been possible from a fiscal perspective, and the deterioration 

of new construction from a political perspective, given the role of new construction in 

the government's economic policy (Turner, 1995). Thus, the optimal solution was to 

abolish the rent control and gradually transform it into a system of "fair rents", in which 

the construction year is an excluded parameter (Turner, 1988).  

 

 

2.4. The Utility-Value Rent System in the Literature 

The above explained domestic fiscal and political circumstances, also put in an 

international context with the inspiration from the social reforms in the decades after 

the World War II, cultivated the seeds for a market system, conceptualized as the 

“integrated rent market”  (Kemeny, 1993). These reforms were developed from a step-

by-step deregulation of the rental market, and hence from January 1,1969, a system 

was created where tenants had security of tenure and rents were set according to the 

"use-value" of the rental apartments (Svensson, 1998). Formally, this system is 

constructed in a way where the nonprofit rental sector is initially given economic power, 

but gradually adapted to the open housing market through the protection of newly 

established non-profit companies followed by a prolonged and, gradually more tangible 

reduction of supports and, finally the termination of both subsidies and regulation unti l 

the non-profit rental sector can participate on an equal footing with others on the open 

rental market (Kemeny, 2006).  

 

Ideally, the objectives with such system are to promote, and develop effective nonprofi t 

housing companies to operate on the open rental market in order to inhibit market 

rents, to establish norms for dwelling standards and, to prevent housing shortages that 

would result from the exit of private capital from the rental market for more profitable 

investments (Kemeny, 2006). However, soon after the new system’s full 

implementation in 1978 it was proved that the system was very sensitive to the housing 

subsidies and, that the elimination of the subsidies would create political conflict 

between the parties, which in practice would result in reductions of new constructions 

as well as disorders within the housing market (Turner, 1988). Now there is consensus 

between the scholars that this scenario is correct (Andersson R., 1999; Arnott & 



Igarashi, 2000; Lind H., 2003; Kalbro, Lind, & Lundström, 2009; Andersson & 

Söderberg, 2012). 

 

2.4.1. The Utility-Value-System and Power Structure 

Whether all ideal objectives of an integrated rent market (Kemeny, 2006), also put in a 

broader perspective and, when including the aspect of times, for instance from the 

point of view of changes in power balances, or from the perspective of global economic 

effects, can in practice be achieved is certainly an area for extensive research. 

Nevertheless, it is noted that the legal framework (which is different from the real world 

outcome) set for the system introduced in 1969, (Svensson, 1998), corresponds to that 

ideal picture of integrated rental market theorized by (Kemeny, 1993). Because the first 

condition is to form a market in which rent levels with a risk of weakening tenants' 

security are prevented; this is realized through giving the rent level in MHCs a legal 

function as a superior limit for the definition of a "fair" rent (Turner, 1988).  

 

The second condition is to adapt to market rents, but while preventing a price response 

from the market, allow some degree of nominal rent growth following the MHCs’ rents, 

instead of a nominal rent-freeze (Lind H. , 2001).  

 

The third condition is to grant the Tenants' Union a major influence in the rent system, 

granting them the right to negotiate rents with all kinds of landlords (Turner, 1988). 

Officially, “freedom of contract” is the basic principle, nevertheless in practice rents are 

set through collective negotiations between the organized parties, i.e. Property 

Owners’ Federation vs. Tenants' Union (Svensson, 1998). This platform of negotiation 

between the partners in the housing market is referred to as the housing regime 

(Kemeny, 2006). What’s emphasized is that the collective bargaining system has a 

strong impact on the outcome of the rent structures in Sweden, and how the bargaining 

structures have developed across times has formally been influenced by the political 

majority in the governments, although the actual outcomes is merely influenced by the 

local collective bargaining committees (Lind H. , 2005).  

 



According to Kemeny (2006), one of the principles of this integrated rent market system 

is that the non-profit sector does not dominate, but leads, which means that the non-

profit and profit providers are approximately equally balanced, but the former is 

primarily given sufficient resources to play a leading role on the rental market (Kemeny, 

2006). One of the features of this leadership is that the non-profit sector can have a 

competitive impact on the rental market regarding aspects of rent-setting, such as 

security of tenure, providing norms for tenants’ autonomy and maintaining housing 

standards (Kemeny, 2006). The formal aim should be the abolishment of the subsidies 

and regulations when the non-profit sector reaches a state of equality with the profit-

driven rental sector, resulting in equal competitive conditions; however, it is argued that 

the “timing” for reforms is crucial, and that such a perfect solution is difficult to achieve 

in practice, because the development of the integrated rent market depends on power 

relations within the housing regime (Kemeny, 2006).  

 

Thus, it can be concluded that the power relation within the housing regime, as a result 

of the collective bargaining structures on the Swedish rental market has determined to 

which degree the utility-value-system has been market- and/or ideologically oriented. 

The political effect, reflected in the negotiating parties’ interests, is confirmed by 

(Turner, 1988), as he in his empirical study of the Stockholm municipality explains why 

the theoretical (formal) aim of the system is not fulfilled in practice. The reason is 

conflicting interests between the negotiating parties (Turner, 1988), implying a very 

slow process of change in the rent structures (Lind H. , 2005). 

 

Other scholars, have conceptualized the utility-value-system, which was gradually 

implemented between 1969 and 1978, as the transit from “first-generation rent control”, 

to the “second-generation rent control”  (Arnott R. , 1995). Turner (1988) refers to the 

system as the “soft rent control system”, because this one also results in a rent split 

while Lind (2003) in his empirical studies concludes that the system is quite similar to 

the classical first-generation rent controls. What distinguishes the ideal system 

explained by the theory (integrated rent market in housing theory), from the practical 

outcome of the system rests on how the Swedish housing policy is implemented in a 

multifaceted interaction between the four institutions included in the housing regime, 

namely market forces, MHCs, collective rent negotiations, and rent tribunals 



(Bengtsson, 1994). This is something that Kemeny (2006) describes as the integrated 

market system’s relation to the corporatism. Scholars agree that the system results in 

controlled rent structures, as the Tenants’ Union and the MHCs leads, given the 

negotiation power these parties have under complex legislation (Andersson & 

Söderberg, 2012).  

 

Simultaneously, other factors, such as individual and subjective evaluations of the 

negotiators, who assign different values to various locations and situations on micro 

levels, resulting in various perceptions on the utility-values; this also effects the 

outcomes of the rent-settings (Svensson, 1998). This increases the significance of the 

parties’ negotiation skills, and its impacts on the outcome of the rent-settings, and it 

also intensifies the role of control mechanisms regarding the negotiators and their 

priorities when dealing with conflicting interests (Svensson, 1998) 

 

It can be argued that this is why (Kemeny, 2006), concludes that housing research 

requires power perspective, and that the practical outcomes of an integrated rent 

market is depended on the power relations within the housing regime. 

 

 

2.4.2. The Utility-Value-System and the Collective-Prime-Cost-

Principle 

Legally explained, the collective-prime-cost-principle is a tool to determine the rent 

level within the MHCs rent structures, which then is used as the reference point for 

other negotiated rents (Svensson, 1998). Thus, the non-profit MHCs are legally 

obligated to set rents on certain levels through which their total rental revenues cover 

their prime costs, which in practice, has been implemented through a rent-pooling 

principle, meaning that MHCs pool their total rental revenues, letting older dwellings 

subsidize new constructions under the application of the utility-value-sys tem 

(Svensson, 1998).  

 

Technically explained, determining the MHCs rent structure under the utility-value-

system is consistent with an assessment system, in which different attributes are given 

a points value, which in turn is used as a weighting mechanism to split total 



expenditures into different rents (Turner, 1988). Attributes, excluding construction year, 

include the number of rooms, floor size, quality of equipment, and distance to city 

center (Turner, 1988). Later research however, shows that the distance to the city 

center, as a measure for attractively is not in practice included in the assessment 

mechanism (Söderberg & Janssen, 2001). The general effect of this assessment 

procedure, as a result of the rent pooling, is that the rents of older dwellings are higher 

than their (historically based) expenditures, whereas the opposite is true for new 

constructions; because part of their expenditures is paid by the older dwellings within 

the same municipality (Turner, 1988). This results in that a great rent deficit on new 

constructions is balanced by a small excess rent in older dwellings, the reason for 

which is that the older housing stock is much larger in relation to the new housing stock, 

due to reductions in new construction (Turner, 1984).  

 

Since, the rent levels in MHCs are used as reference units for rent tribunals, this 

procedure causes a transformation of municipal rent levels-and structures into the 

private rental sector, and the outcome may vary for different municipalities because it 

depends on the relative strength of the negotiating parties (Turner, 1988). 

 

 

2.4.3. The Utility-Value-System and Tenants’ Willingness to Pay  

Andersson and Söderberg (2012), argue that regulations, whether first-or second-

generation rent control from a broad perspective indicates that the disadvantages of 

the system overall are as extensive as the possible advantages; and this becomes a 

profound augment against rent controls.  Furthermore, it is argued that a rent regulation 

can lead to a mismatch between the current tenant’s willingness to pay for an 

apartment and the quality of the actual apartment that the tenant is “locked in’’ 

(Andersson & Söderberg, 2012).  

 

The empirical studies confirm that the controlled rent structures within the utility-value-

system prove either none or only little variations in the rent levels over and between 

municipalities as a result of the rent negotiations; the only observable variation in rents 

is assigned to distinctions in the physical condition of apartments, and the year of 

construction is generally negatively correlated with the rent (Andersson & Söderberg, 



2012). Earlier Svensson (1998), when empirically studying differences in utility-value-

rents for comparable properties within the same municipalities, found inconsistencies 

in rent levels for both central and peripheral areas, which could not be explained by 

the location factor (Svensson, 1998).  

 

Söderberg and Jansen (2001) found that within the utility-value-system there is no 

palpable account taken of site values, which consequently has resulted in a geographic 

rent distribution in Stockholm with obvious inclination of lower rents in the city center 

to higher rents in the periphery, which means that rents in the inner city of Stockholm 

are lower than they would be in an unregulated market, while rents in peripheral 

locations are supposedly higher than without rent control. This confirms that the utility-

value-system has resulted in a regulated rent market, and therefore, it is believed the 

rent negotiations under the utility-value-system resulted in no incentives for new 

constructions within the attractive inner city areas locations (Andersson R. , 1999)  

 

When analyzing the indirect price ceiling characteristic of the Swedish rent control 

within the standard welfare economics framework, Söderberg and Andersson (2012) 

find support for a mismatch between existing tenant’s and potential tenant’s (tenants 

in the housing queue) WTP for particular apartments, resulting in considerable welfare 

losses rather than achieving the goal of income distribution. They suggest on a 

complete deregulation of the rent market, and argue that such deregulation is politically 

feasible in Sweden if a compensation is paid to the tenant with low WTP for a particular 

apartment in exchange for his/her relocation to a cheaper apartment, and letting the 

apartments in attractive locations be rented by tenants with greater WTP (Andersson 

& Söderberg, 2012). The results of their analysis implicate that the current utility-value-

system in Stockholm does not reflect tenants’ use-value (measured by WTP).  

 

 

2.5. What Can Be Learned from this Background 

Study? 

A first result is that the utility-value-system, even though it is theoretically assumed to 

follow the line of the integrated rent market with the aim to gradually create balance 



between public and private sectors based on equal competitive conditions, is in 

practice locked to a complex negotiation process which is affected by the power 

structure in complex interactions within the housing regime (Kemeny, 2006). 

Interestingly, Kemeny (2006) from a power-oriented research perspective, recognizes 

a problem with a “delicate power balance” within the Swedish housing regime, which 

has caused in an unclear political discourse. It is attention-grabbing that he pays 

particular attention to the housing regime’s agreement on a new rent-setting policy, 

and mentions that The National Federation of Tenants’ Associations, SABO (Sweden’s 

Public Housing Companies’ Organization) and the Property Owners’ Federation in 

2006 agreed on abandoning the utility-value-system in rent-setting through lifting 

restrictions on rent-setting for new constructions (Kemeny, 2006). This provides a clear 

background to the introduction of the presumption-rents, meaning that the 

predetermined power-oriented structure within the utility-value-system did not fit into 

new constructions.  

 

A second result is that the utility-value-system although it formally shall result in rents 

based on the use-value of comparable apartments, which are given points from the 

tenant’s perspective, is in practice a cost-based rent system, because of the effect of 

the MHCs rent pooling in accordance to the prime-cost-principle. This is also confirmed 

by the empirical studies of Söderberg and Andersson (2012). Therefore, the 

presumption-rents also as a cost-based rent-setting (see below) supposedly is not 

much different from the preceding system, the difference is related to the variables 

determining the costs within the two systems.  

 

A third result is that the utility-value-system in practice, because of the effect of 

conflicting political interest, the abolishment of the subsides in 1990s, and the MHCs 

rent structures has resulted in rent split, and decreased incentive for new constructions 

Then, we have also the results of the empirical studies on the rent splits to add to this 

background. 

 

 



2.6. The Introduction of the Presumption-Rents 

In 1998 in Stockholm, a case-law in court implied a strong impact on the judicial 

assessments of rents. This incident can be interpreted as the occurrence that 

transformed the Swedish rental system from a system based on comparisons with 

MHCs at the center, to one based on “reasonable costs” in all dwellings falling to the 

center (Lind H. , 2003). An interpretative assumption is that the court realized that if 

Sweden is willing to maintain private actors on the rental housing market, then these 

firms have to be provided a rather stable business environment, and that these private 

actors should not be completely depended on the political adjustments of the rent 

levels in the municipal housing sector. (Lind H. , 2003) In 2003, the Swedish Tenants’ 

Union, the Swedish Property Federation, SABO and the former housing minister 

started discussions on how to overcome the barriers to new production of rental 

apartments, which was resulted from the implementation of the utility-value-system. 

The discussions resulted in a legal exemption for rent-settings in new constructions, 

namely the presumption-rents (SOU 2004:91).  

 

Thus, since 2006 the presumption-rents system has been an alternative for rent-

settings in new constructions (12 kap. 55 c JB), with the intention to improve conditions 

for investment in rental apartments (SOU 2004:91). The rents are set by the parties at 

levels that shall cover the production costs, including the investor’s required rate of 

return and, the presumption-rent agreement is isolated from the utility-value-system, 

meaning that the presumption-rents cannot be assessed in rent tribunals (Boverket , 

2014). 

 

The process of the rent-settings is depended on negotiations between real estate 

company and a local Tenants’ Union, which might end up with reaching an agreement 

on rent levels that often exceeds the utility-value-rent for an equivalent apartment. 

(Boverket , 2014)  

 

 



2.6.1. The Framework for Presumption-Rent Negotiations  

The terms and conditions for a rent agreement to be reached between the real estate 

company and the local Tenants’ Union are as follows:  

 

All properties must be defined as new constructions, all apartments within the 

properties must be covered by the agreement on presumption-rents, and none of the 

apartments are allowed to be rented to tenants at a time prior to the agreements 

(Hyresgästföreningen, 2014).  

 

The negotiation process starts where an investor, who intend to build a new rental 

property presents an investment calculation for the Tenant’s Union. The presented 

investment calculation contains all variables that are included in a regular investment 

appraisal, and in case the tenant association has no reason to raise objections to the 

calculation, an agreement on a presumption-rent, instead of the traditional utility-value-

rent, is reached (Hyresgästföreningen, 2014). 

 

 

2.7. The Legal Framework for Rent-Setting 

In this section the legal framework that effects the rent-setting procedure, based on the 

Housing Act is presented. The reason why this section is relevant to include is the law 

amendment that occurred in 2011, which has legally redefined the entire rent-setting 

framework in Sweden, and which logically impacts the rental housing market’s future 

development.  

 

 

2.7.1. Housing Act till 2010, and Its Impact on Rent-Setting 

The Act on public housing companies (Act 2002:102), which was later repealed, 

defined the purport of a non-profit public housing company. The implication for rent-

setting, as showed in above literature review, was that the MHCs prescribed the rent 

levels through the application of the utility-value-system by the Rent Act 

(Prop.2001/02:58), (12 ch. 55 JB). The MHCs, according to the Housing Act were 



restricted by special rules, such as they had to apply for permission to the provincial 

government in case of selling off all or parts of their housing stocks. Such permission 

was not granted if the MHCs’ rent prescriptions, as a result of the transfer, was 

threatened under the application of the utility-value-system (Boverket, 2008). Thus, the 

impact of the Act for rent-setting was that the MHCs predetermined the rent levels on 

the markets.  

 

 

2.7.2. Housing Act from 2011, and Its Impact on Rent-Setting 

The law amendment, resulting in a new Act on public housing companies (Act 

2010:879), is originated from a complaint against the Swedish government in 2005 to 

the European Commission. The complaint was initiated by the Swedish Property 

Owners’ Federation in cooperation with the European Property Federation (EPF), and 

emphasized that the financial support provided to the MHCs by the municipalities 

resulted in competitive distortions on the market. The argument was that the municipal 

companies had a rent normative role on the market while they were financially 

supported by the municipalities. Therefore, the municipal financial supports were 

contradictory to EU’s legal framework on public financial aid. As a results, in 2005, the 

government initiated an inquiry (SOU 2008:38) to research and organize the conditions 

for public housing; the focus was to analyze the scope to which conducting a national 

housing policy could be balanced against the EU membership (Boverket, 2008).  

 

As a result, the government in 2010 submitted a bill to the parliament, containing 

proposals for a new Act on public housing and MHCs (Prop. 2009/10:185). The bill 

passed and, the Act came into force on January 2011. Accordingly, the Swedish 

Property Owners Federation (SPF) withdrew its compliant (SPF, 2010). The new Act 

has two implications for the market.  

 

Firstly, a suspension of MHCs rent normative, meaning that private companies’ rents 

are also included in the comparisons under the utility-value-system, implying a direct 

change in the collective bargaining system (Prop. 2009/10:185). The precedents 

(cause and effect relationships), of this change in the legislations are assessed in a 

policy review report by Lind (2005), where the previous collective bargaining system is 



modelled after the collective bargaining system in the labor markets. The prevailing 

political atmosphere since 2006, meaning the center-right government has been one 

of the main driving forces into these changes in the collective bargaining structure (Lind 

H. , 2005). What’s emphasized is that the collective bargaining system has a strong 

impact on the outcome of the rent structures in Sweden.  

 

Secondly, that the MHCs shall operate in accordance to commercial principles and, 

their return rates on capital shall be market-oriented (Prop. 2009/10:185). The total 

effect is that these companies are no longer obliged to follow the municipal Act on the 

prohibition to conduct business for profit (Act 1991:900), and thereby cannot operate 

based on the prime-cost-principle. Thus, the rents shall be set based on tenant’s use-

value rather than MHCs prime costs. 

 

Lind and Lundström (2011), in their study on how a municipal housing company acts 

“businesslike”, highlight that the situation resembles to how a long-term-oriented 

private company would act in a similar situation. They also point out that the objective 

of highest long-term profitability shall be the basis for MHCs all decision-making, 

including investments and rent-setting. Regarding how to measure the rate of return 

there is a consensus among the authorities that the yield rate (net operating 

income/property’s market value), which is independent of how the properties are 

financed, shall be used (SABO, 2011). The yield rate for each market is considered to 

be well-known in that market and, a good measure to be representing that specific 

market (SKL 10:66). The yield rate is one of variables that are used in rent-setting 

(Bejrum & Lundström, 1993), therefore these changing conditions for the MHCs implies 

new conditions for their required rents as well.  

 

Regarding negotiations, the government promotes an autonomous negotiation culture 

between the parties, under the collective bargaining system, and declares no need for 

further law enforcements on negotiated rent-setting (Prop. 2009/10:185 ).  

 

 



2.8. Summary of the Literature Review (Part 1) 

From the study of backgrounds of the rent-setting in Sweden, I conclude that the rent 

negotiation procedures control the practical outcomes of the rent-setting systems. 

Based on how the traditional utility-value-system has developed and, why it has 

resulted in a rent split, a context to the background to the introduction of the 

presumption-rent system is formed, while the literature on the negotiations is reviewed. 

 

The rent split implied that the utility-value-rents could no more be applied to new 

constructions. Thus, this created a problem in the long-run for new constructions in 

Stockholm. Accordingly, this resulted in an agreement between the parties in 2006 to 

introduce a separate rent-setting system for new construction, which is theoretically a 

temporarily authorization of the rent split during the presumption-time (currently fifteen 

years).  

 

In practice, it is a temporarily solution to the problem with the rent split, which makes 

new constructions possible. The formal assumption is that these presumption-rents 

would follow the utility-value-rents after the presumption-time. However, from the 

contexts of rent-setting in Sweden, it is clear that the outcomes are depended on the 

negotiation procedures between the parties with conflicting interests. Therefore, I 

conclude that the actual outcomes of the presumption-rent system is as well depended 

on the negations.  

 

This situation explains how the literature review is connected to this study. Previous 

studies do not capture how the presumption-rent system has functioned in practice. As 

stated, a holistic evaluation of the system would be based on all different parties’ 

perceptions of the system, indicating a larger gap in the literature. However, my 

intention is to contribute to the knowledge-base from the real estate companies’ 

perspective (investor’s), with a specific focus on Stockholm. Interestingly, the aspect 

of the law amendment in 2011 is an incident, which has to be taken into consideration 

as it implicates changes for the application of the presumption-rents.  

 



I will focus on how real estate companies in Stockholm perceive the presumption-rent 

system as a parallel system to the utility-value system ten years after its introduction, 

and how the law amendment in 2011 have impacted their perceptions towards the 

system. The below figure illustrates the background to the introduction of the 

presumption-rents (as a summary of the literature review on the Swedish rent-setting), 

and explains how my study of the presumption-rent system is connected to the first 

part of the literature review.   



 Figure 2: Illustrating the background to the introduction of the presumption-rent system, and how this study is 

connected to the literature review. 



3. Factors that Influence the Profitability of 

Residential Rental Real Estate 

In this section, I present the second part of the literature review regarding the rental 

market in Sweden, which is consisted of the measures determining profitability, and a 

short background to investments in residential real estate. Finally, I summarize how 

this section is connected to the theoretical framework in part one, and hence to the 

empirical objectives of my study. 

 

3.1. Introduction 

Rent control with its impact on rent-setting, discussed in the previous chapter, makes 

rental properties to unattractive investments, because the profitability is low and the 

uncertainty due to unpredictability of future rents is high (Lind H. , 2003). The tax 

system, the impact of substitute investments and consumers’ willingness to pay for 

substitute housing products as well as the social systems constructed around the rental 

markets are factors effecting investments in rental residential real estate. (Eriksson & 

Lind, 2005)  

 

Measuring profitability is interrelated with property pricing (Plazzi, Torous, & Valkanov, 

2010), meaning that one cannot be explained without the other when evaluating 

income properties. Three main variables, identified by Björklund and Söderberg 

(1999), namely rental income, income growth and yield are used for assessing 

profitability for rental properties. Although the production costs are included in 

profitability analysis, it excluded from this study. The reason is because the focus is 

only on the income side at a stage when the production costs are already given. 

 

 

3.2. Rental Income and Income Growth 

Rents are described as current revenue sources, and as future-oriented revenue 

potentials (Bejrum & Lundström, 1993). There is a difference between the levels of a 

market-oriented rent in comparison to a contracted rent. The contracted rent levels can 



be higher or lower than the market rents, but in general the market conditions have an 

influential impact on the degree of these differences (Bejrum & Lundström, 1993).   

 

From a risk assessment perspective, rental agreements with realistic rent levels and 

long durations (implying stable rental incomes) are included in the financial analysis of 

real estate companies (Bejrum & Lundström, 1993). The rent levels- and rental 

developments, seen from a cash flow perspective, are used for estimating future cash 

inflows (Lind & Persson, 2008). Accordingly, the rental income is one of the variables 

of property valuations and/or evaluations of real estate companies.   

 

From an asset pricing perspective, the price of a commercial apartment equals to the 

present value of its future rents (Björklund & Söderberg, 1999). This fundamental 

relationship between the present value of future rents and the apartment’s current 

market value implies that observed fluctuations in real estate prices reflect variations 

in future rents and in future discount rates. (Plazzi, Torous, & Valkanov, 2010) 

Therefore, the current- and future rental incomes are determining elements of 

investment appraisals, (Lind & Persson, 2008) and the present values of the rental 

incomes, when costs and discount rate are given determines whether an investment 

cycle is profitable (Bejrum & Lundström, 1993).  

 

 

3.3. The Investment Risks and the Yield Rate 

The major specialty with the risks included in real estate pricing, as opposed to stocks 

and bonds that are primarily priced on markets with default risks, is that it includes a 

residual risk and, non-risk attributes, e.g. taxes and regulations, marketability costs 

and information costs (Ibbotson & Siegel, 1984). These non-risk characteristics, are 

important in the pricing procedures (Ibbotson & Siegel, 1984). The emphasis is that 

standard risk measures fail to capture and account for the total risk in real estate  

investment (Webb & Rubens, 1987). This is especially affecting rental properties, 

subjected for regulations and characterized by long pay-back periods (Lundström & 

Wilhelmsson, 2007).   

 



These risks compensated by the discount rate, which in turn is consisted of a risk-free 

real interest rate, an inflation allowance and a risk premium. In real estate pricing, the 

discount rate is translated into the yield rate, which is usually higher than normal rate 

of return on investments (Hungria-Garcia, Lind, & Karlsson, 2004). The yield ratio is 

usually generated by the market, however, there is no consensus on how the market 

generates a given yield; the information available on the market and the objectives 

behind the valuations are namely difficult to measure (Hungria-Garcia, Lind, & 

Karlsson, 2004). 

 

Theoretically, the advantage of using the yield is that it can be derived from real estate 

transactions, whereas, the disadvantage is the difficulty of comparing the level of the 

yield with a nominal rate of return on total capital. (Bejrum & Lundström, 1993) In real 

world, the yield is defined as the net operating income (rent minus operating-and 

maintenance costs) divided by the investment or the investment's market value 

(Bejrum & Lundström, 1993).  

 

Previous research shows that, a result of a possible low rate of yield combined with 

higher initial interest costs; companies in some cases accept initial negative cash-

flows; however, over time, the yield increases given the rent increase in line with 

inflation and, the interest costs decrease due mortgage payments, which finally results 

in a positive cash flow (Hungria-Garcia, Lind, & Karlsson, 2004). If the future annual 

yield is estimated to be higher, companies accept a slightly lower return in the 

beginning, but the long-term investment calculation may still fulfill the business owner’s 

requirements on return (Hungria-Garcia, Lind, & Karlsson, 2004). 

  



3.4. Summary of the Literature Review (Part 2)  

The below figure illustrates the empirical objective put into a financial perspective, and 

shows how this part is connected to the study of presumption-rents. Taking everything 

into account, rent-setting, apart from the legal and social aspects explained in part one, 

is a matter of measuring profitability of real estate investments. As profitability of real 

estate investments is determined through rental income (first-contracted rents), and 

income growth (annual rent developments), assuming that costs are constant, and 

taking into account the aspects of risk, I conclude that the financial perspective is 

necessary in order to study presumption-rent system from the real estate company’s 

perspective.   

 

 

 

 

 

 

Figure 3: Illustrating the study of the presumption-rents from real estate 
company's perspective into a financial perspective. 



4. METHODOLOGY 

In this section, I demonstrate the methodology of my study. The research is based on 

a qualitative research design, given its exploratory setup. The empirical work was 

carried out though a holistic multiple-case-study, combined with a quasi-experimental 

numerical analysis in order to put the presumption-rents in relations to the utility-value-

rents. The primary data was collected from the management groups within the real 

estate companies, through semi-structured interviews. The secondary data is collected 

through statistical data bases, as well as real estate companies’ rental records.  

 

4.1. Exploring a Multi-Dimensional Rent-Setting 

System  

An exploratory research strategy through a holistic multiple-case-study design was 

applicable, since my focus was to gain insights on the presumption-rent system, whose 

links to the contexts, i.e. perceptions and evaluations of the business actors, could not 

be explained unambiguously (Jacobsen, 2002). This exploratory structure was 

specifically helpful as I was studying a rent-setting system (a phenomenon) with a 

multi-dimensional nature (Jacobsen, 2002). In quest of obtaining a deeper 

understanding of how the embedded political, and negotiation-related magnitudes 

affects the business-related actions, I ask questions and search for real-world-based 

data to assess the presumption-rent system (Ghauri & Grønhaug, 2005). 

 

Since there is a lack of previous research on presumption-rents, in order to know what 

questions to study, I chose to frame a theoretical background on rent-setting in general, 

to obtain an understanding on how the rental market is shaped and developed in 

Sweden (Ghauri & Grønhaug, 2005). How the preceding utility-value-system, the legal 

and political aspects of rent-setting, and the impact of the rent negotiations are 

explained in the literature. Since, rent-setting is also about investment appraisals, a 

brief theoretical background describing the investment-related parameters was 

necessary. These studies guided med through asking the right questions while 

observing the reality about an ambiguous system (Jacobsen, 2002). My study does 

not seek to test the truth or fallacy of a certain theory, and it does not aim to form a 

new theory (Jacobsen, 2002). The process was rather empirically-oriented, and I 



aimed to contribute to empirical knowledge base on a complex system from a new 

perspective (Jacobsen, 2002). Because of the conceptual complexities of the 

presumption-rent system, and the effect of the multi-dimensional rent-setting system 

in Sweden, any historical evaluation of the system is depended on perspective-taking, 

and any future-related insight is ambiguous, elastic and depended on every distinct 

company’s characteristics. This created a need for an in-depth study with few samples 

(Ghauri & Grønhaug, 2005).   

 

 

4.2. Methodological Choice – Exploring a Complex 

Phenomena 

In line with the qualitative research approach, the focus on a contemporary 

phenomenon within the real life contexts, and the aim to establish an operational link 

between a set of conditions (dimensions of the rent-setting system) and, their effects, 

I used a mixed-approach for the case study, a) numerical comparative analysis of rents 

in new constructions, b) in-depth interview-based analysis of six real estate companies 

in order to answer all empirical questions and, to ensure comprehensive evaluations 

on which trusted interferences and conclusions were generated; this approach to the 

case study  was chosen to gain in-depth understandings, and therefore quanti ty 

becomes less important (Jacobsen, 2002). 

 

 

4.2.1. Sampling of the Case Companies 

The sampling technique was “purposive” (judgmental) and, helped to choose samples 

based on criteria relevant for the complex issues involved in my research focus (Ghauri 

& Grønhaug, 2005).  

 

Regarding the numerical comparative part, the selection was based on identifying large 

real estate companies with rental dwellings within the Stockholm municipality, built 

between 2007 and 2011. These selection criteria were relevant because of the 

probability that these dwellings had utility-value-rent or presumption-rent agreements 



(Ghauri & Grønhaug, 2005). Furthermore, I was searching for data on how these 

companies reacted to the introduction of the presumption-rents.  

 

Regarding the interview-based part, three of the largest MHCs, and three of the largest 

private real estate companies within the Stockholm municipality were chosen. This 

helped to extract information from the most representative companies within the 

industry. (Jacobsen, 2002) All these companies are established since decades ago 

with history from the pre-presumption-rent times, and it was possible to interview 

individuals within these companies who had great knowledge on how the rent-setting 

strategy had developed within the companies since the introduction of the new system 

(Ghauri & Grønhaug, 2005). 

 

The sample selection was not aimed for generalizations, rather to gain analytical 

insights on the presumption-rent-setting (Jacobsen, 2002). The “deviant” nature of the 

phenomenon implied that samples from public and private sectors were necessary in 

order to meet the current objectives and provide useful insights for future studies 

(Patton, 2002). In line with the purposive strategy, the sampling was relatively small 

but particularly informative (Ghauri & Grønhaug, 2005).  

 

 

4.2.2. Why Quasi-Experimental Design? 

 

Case studies through twin-properties 

An assessment technique for treating a particularity related to subjects and target 

groups is quasi-experimental design, whereby the validity of the assessment is 

reinforced by comparing two groups that are as similar as possible (Lambert & Bewley, 

2016). This method is based on assigning a quasiexperimental group, which has 

received a treatment, e.g. an Act exemption, the presumptions-rents system as a grant 

to business firms as the treatment (Lambert & Bewley, 2016). The second group 

without that treatment is the comparison unit (Lambert & Bewley, 2016). This research 

design has been essential in urban and regional economies as policy changes are 

imposed and helps to assess the impacts of urban and political changes (Bohm & Lind, 



1993). Svensson (1998) used this method when he analyzed the rent variations 

between comparable apartments under the utility-value-system, and Bohm and Lind 

(1993) it in their evaluation of mathematical rent control models.  

 

 

4.2.3. The Twin-Properties 

These twin-properties were matched through, a) construction year, b) based within the 

Stockholm municipality, c) are apartment buildings, d) are rental apartments, e) have 

similar standards, e) are approximately located within the same locational rages, f) 

have approximately similar prices/m2. The only difference between the twin-properties 

is that one has presumption-rent-and one traditional utility-value-rent agreements.   

 

 

4.3. Data Collection 

The data needed for this study was in part sourced through semi-structured interviews, 

as a sources of primary data (Jacobsen, 2002). Furthermore, secondary data on rents 

is not publicly available therefore, the strategy was to collect data through network 

relationships. Continues communication with the contributors was significant during 

the process (Ghauri & Grønhaug, 2005). Since this study is exploratory, I was aware 

of the risk with the incompleteness of data collection (Jacobsen, 2002), due to Sweden 

the political dimensions of rent-setting, and as the data on rents might be part of the 

companies’ confidential data.  

 

4.3.1. Primary Data 

Six semi-structured interviews were conducted, which generated valuable information 

for the multiple case study, and provided in-depth insights on the presumption-rent 

system (Jacobsen, 2002). I increased the validity of my study, because I was able to 

ask open and non-leading primary-and follow-up questions which extracted original 

information from the respondents (Jacobsen, 2002). These semi-structured interviews 

were based on questions derived from the literature study, but the flexibility in the order 



and magnitude of the questions was helpful, something that I would have not achieved 

through structured, or unstructured interviews (Ghauri & Grønhaug, 2005).   

 

Appendix 1 describe the framework for the semi-structured interviews. The interviews 

questions were based on the component parts of rent-setting in relation to real estate 

investment. These components are derived from the literature reviews.  

 

 

4.3.2. Secondary data 

In order to conduct the comparative analysis of the twin-properties, multiple-sources of 

secondary data was used.  

 

New housing constructions 

Datscha, a cadastral database, was used to collect a list of all new production of 

housing properties between 2007 and 2011 within the Stockholm municipality. The 

data was processed in Excel and filtered for rental apartment properties. The real 

estate companies were thereby identified. Three municipal housing companies, 

namely Svenska Bostäder, Familjebostäder and Stockholmshem were the ones with 

the larges dwellings built in 2007 to 2011. Four private real estate companies with 

some relevant data were also identified, Wallenstam, Einar Mattson, Heba Fastigheter, 

Stena Fastigheter. All these were later approached by phone, in-person meetings, and 

e-mail contacts.  

 

Rental and rent-setting data 

Bostadsförmedlingen, providing housing service in Stockholm, collects statistics on all 

rental apartments that are transmitted to the tenants through their queue system. This 

record was acquired thanks to personal networks, which was used for mapping the 

type of the rental agreements.  

 

Mapping properties on geographical locations 

Ones the properties, the real estate companies and type of the rents organized in Excel 

a map, showing the locations were created. In this way, the properties were 



categorized in groups based on their geographical locations and distance from the 

Stockholm central.  

 

Property type and apartment types 

Valuegaurd and Google map were used to check the properties based on exterior 

design and standards.  

 

Base areas – as a tool for pricing comparisons 

A regional breakdown in Stockholm, is based on a coding system in base areas, 

developed by the county council. These base area codes are used for digital in property 

pricing. The base areas have unique numerical codes, and helped to calculate the 

average prices per square meter for apartments in different urban areas. The average 

prices were generated from Valuegaurd. 

 

Data on initial rent and rental development  

Data on initial rents, and annual rent development were collected through contacts with 

the selected companies.  

 

 

4.4. Limitations and Quality of Research  

One limitation of case studies concerns issues of generalizations in comparison to 

evidences from a sample to a populations (Jacobsen, 2002); I was aware of this and 

focused to form the right expectations regarding generalizability; simultaneously, I 

recognized that my objective was to empirically investigate the mechanisms by which 

the presumption-rent system was brought into being, sustained or changed rather than 

establishing the frequency of its application (Ghauri & Grønhaug, 2005). 

 

The evidence derived from multiple-case-study-design is more compelling, but this 

does not mean that I would by definition access unusual or revelatory information about 

the unusual and unresearched issue of presumption-rent system (Ghauri & Grønhaug, 

2005). I was aware of this limitation, and proactively worked during the interviews to 

extract as much revelatory information as possible. One of the strengths of the multiple-



case-study-design lays within its replication logic, allowing to follow the links between 

case-specific perceptions of one phenomenon (Ghauri & Grønhaug, 2005). In order to 

counteract the risk for bias threatening the benefits with a repeated experiment, I 

analyzed the results of a pilot interview through a SWOT-approach which guided me 

through a semi-standardization approach and I made continuous checks for all 

proceeding interviews.  

 

In order to reduce risk for faults and respondent biases, the interviewees were given 

the option to remain anonymous so that the fear for exposure of sensitive information 

could not bias their responses (Jacobsen, 2002). The credibility of all interviewees was 

checked through selecting individuals with access to right information needed for the 

research, and they received an e-mail with a summary of the research topic in order to 

reflect on the topic in in advance (Jacobsen, 2002). 

 

In order to check for internal validity for the quasi-experiment, threats were identified 

and applied. One is maturation over time, not applicable to this experiment since the 

data on rents is historical, not subjected to changes during the experiment (Lambert & 

Bewley, 2016). Another is selection of projects, and counteracts were the use of the 

urban qualities as the selection criteria; other risks, such as instrumentation and 

changes in the subject not relevant, because the selection is not a random, rather 

based on urban qualities (Lambert & Bewley, 2016). This reliability check is based on 

a reference to wide previous research on the applicability of quasiexperimental design 

to different fields of research, including business and economies. (Lambert & Bewley, 

2016)   

 

4.3. Data Analysis 

All collected data was qualitatively analyzed, even the data from numerical study was 

converted to narrative in order to analyze the relationship between the numbers 

(Ghauri & Grønhaug, 2005). The process was: a) to identify categories and codes, b) 

to assign relevant data to appropriate categories and codes, c) to identify patterns and 

relationships in order to define new categories, d) to from the evidence draw 

conclusions in order to write a summary report.   



The categories are derived from the theoretical framework and, and some new ones 

were raised from interviews. From the interviews, I extracted information that did not 

appear in the literature.  

  



5.  Empirical Results and Analysis  

In this section, I present my findings combined with my analysis. The section has two 

parts, first one about the numerical results, and second one about the qualitative 

interviews. However, since I take a holistic perspective, my analysis of the results of 

the two parts is, when applicable, interactive, meaning that results from part one might 

be related to the categories in part two, or vice versa.  

 

5.1. Presumption-Rents – MHCs within the 

Stockholm Municipality 

The three largest MHCs within the Stockholm municipality together provide 68 

properties, constructed between 2007 and 2011, of which 86% in total is consisted of 

rental apartments and, the rest contains other commercial locals, (see figure 4).  

 
 

 

 

Local type Area (m2) Distribution (%) 

● Apartments 403 208 86 

● Offices 60 281 13 

● Commercial  4 592 1 

Sum 468 081 100 % 

 

Figure 4: A description of the list of the properties included in the quasi-experiment 

 

 

All properties are geographically located within the Stockholm municipality, spaced 

within the central Stockholm and the suburbs. The group is consisted of properties with 

presumption-rents and utility-value-rents, which is relevant for the comparison between 

the two types of rent-setting. As a complete profitability analysis is not the objective of 

this study, the focus of the comparisons is on the first contracted rents and the annual 

Source: Datscha and Newsec 



rent developments during a five-year cash flow period. None of the four private real 

estate companies have applicable numerical data to provide, because they have no 

presumption-rents agreements signed between 2007 and 2011. This incident is 

interesting why the reasons for it is examined through the interviews. Out of 68 

properties provided by the municipal real estate companies, thirteen properties have 

presumption-rent agreements, and the rest have utility-value-rents. The yellow points 

on the below map show the exact location of each property. One indication is that the 

properties are adjacent within an approximately narrow locational range, making the 

comparisons easier to conduct.  

 

Appendix B, provides detailed information about the properties. The variable township 

is a confirmation of the properties’ geographical locations shown on the map. The 

variable type-code illustrates type of tenure (coded as 320), which means that almost 

all properties are only rental apartments, only a few are combined with other 

commercial locals. Each property contains a number of rental apartments, which in 

Source: Datscha and Bing 

 

Map 1: Map over geographical distribution of the properties included in the quasi-experiment. 

 

 

 

 

 

 

 



total sums to 6103 apartments in 68 properties. The total rentable area for sums to 

485385 m2. The variable year built indicates that all properties are newly constructed 

in years 2007 to 2011. The variable location, apart from the geographical positions also 

indicates the cadastral position of the properties.  

 

In order to find appropriate property price similarities between the to-be twin-properties, 

the base area numbers are used for apartments located in different urban areas. 

Occasional price dissimilates are adjusted through plus minus ten percent price 

adjustments, and Google map, is used to observe construction standards. The reason 

for this check is to avoid the risk of comparing for instance a luxury property with a low 

standard property.  

Data on the first contracted rents is observed and analyzed, because as stated 

previously it impacts the outcome of the following cash flow period, as well as the 

market value of the property. These rents are standardized for 3 rooms apartments 

with 77 m2 area in order to exclude the impact of the size factor. In order to exclude 

the impact of differences in general prices on twin-properties with different construction 

years, the first contracted rents are recounted using the annual rental developments. 

The twins are identified through the closest matches of property prices. Based on the 

above mentioned criteria all properties with presumption-rents have one or more 

matches with utility-value-rents. Thirteen final twin-properties are shown in table 1.  

Table 1: The twin properties and the first contracted presumption-and utility-value-rents. 

  
Source: Real estate companies 



5.1.1. The First-Contracted-Rents  

The first contracted rents are described in table 1, and illustrated in diagram 1. The 

average value of the first contracted presumption-rents is 1516 SEK, and 1526 SEK 

for the utility-value rents. This is generally unexpected, since the general effect of the 

assessment procedure under the utility-value-system, and MHCs’ possible rent pooling 

in those years should supposedly result in too low rents for new constructions (Turner, 

1988), and therefore the presumption-rents should have been higher, because the 

intention with the introduction of presumption-rent system was to, based on a prime-

cost-coverage principle, agree on higher rents for new constructions through a 

temporarily isolated rental market (SOU:2004:91). However, another possible 

explanation could be that different courses of negotiations within different bargaining 

committees with divergent evaluations of the apartments and/or urban areas resulted 

in specific outcomes for the levels of rents, hence in some cases higher utility-value-

rents, confirmed by Svensson (1998).  

 

 

.

Diagram 1: The first contracted presumption-and utility-value-rents in the twin-properties. 

 

 

A third possible explanation could be that as these municipal real estate companies 

under the utility-value-system work with cost-based rent-setting, they were able to 

agree on utility-value-rents that covered their costs in some projects, that is the pre-
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existent rent levels corresponded to their costs, something confirmed by Andersson 

and Söderberg (2012), and Lind (2003). Besides the average values, looking at the 

individual first contracted rents for each twin-properties, the results are inconsistent.  

There is no clear trend line to follow, meaning that for some twins-properties the 

presumption-rents are higher and for some twins-properties the opposite is true. This 

raises the questions of what these inconsistencies are caused by. One assumption is 

this is an effect of how the utility-value-system is applied in a given urban location; the 

dimension that various negotiation-related parameters explains rent differences for 

comparable properties within the same municipality (Svensson, 1998). Another 

assumption is that, without taking into consideration the site of location as a value-

point, there are pre-existent (established) rent levels for different locations under the 

application of the utility-value-system (Söderberg & Janssen, 2001). Bearing in mind 

that these twin-properties are comparable, but situated in different locations, this  

implies that in some urban locations the pre-existent utility-value-rent level was 

sufficient to be applied to new constructions, while in other urban locations the pre-

existent utility-value-rent level was too low for new constructions.   

 

5.1.2. The Annual Rent Developments 

Diagram 2, illustrates the percentage rent development per year for each twin-property. 

The total cash flow period was 2012 to 2016, including, the rent increase for 2016.  

 

 

Diagram 2: Annual rent increase for the twins from 2011 till 2016 
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The reason why the start year is 2012 is because the properties are built in different 

years, which means that all properties do not have rent developments for all years. 

However, all properties have data on rent developments from 2011 and forward. An 

interesting indication is that the movement of the annual rent developments are as well 

inconsistent. For instance, regarding twin-properties 1, the presumption-rent 

development is much higher in comparison to the utility-value rent development, and 

the opposite is true for twin-properties 12. Since these annual rent increases are 

equally as the first-contracted-rents negotiated every year, one can argue that the 

support found in the literature (Svensson, 1998; Söderberg & Janssen, 2001) 

regarding the first-contracted-rents is likewise applicable to the annual rent 

developments. Then, the same argument about how the utility-value-system is 

inconsistently applied in different urban locations with spillovers to the presumption-

rents must be true. This is also in line with the other studies suggesting that there are 

controlled rent structures in different locations effecting the outcomes of the rents-

settings (Lind H. , 2003), because as these properties are comparable and as the rent 

increases for the twin-properties apply to the same cash-flow period, then the outcome 

should not have been as inconsistent as the data implies.  

Diagram 3, illustrates the total rent developments for a five-year cash flow period that 

is from 2012 till 2016.   

 

 

 

Diagram 3: Total percentage rent development, and the average lines for the twins . 
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Although this data does not fully support this, one speculation could be that the type of 

rent-agreement might also have an impact on the annual rent increases in a given 

urban location. As shown, the average rent increase with presumption-rents is lower 

than the average value of the utility-value-rents for comparable properties within the 

same municipality. However, since there is no sufficient data to support this, it will 

remain as a speculation, though something that can be examined qualitatively in the 

next part.  

 

The result in sum shows that the first contracted rents equally as the annual rent 

developments for the twin-properties are inconsistent. As previous studies confirm 

inconsistency in the application of the utility-value-system (see above), in part as a 

result of negotiations-related variables, in part due to pre-existent rent structures in 

different locations, one can argue that this inconsistency might likewise be true for the 

presumption-system. The reason for such speculation is that the trend seen for the 

utility-value-system is equally noted regarding the presumption-rent system. This 

speculation can also be examined qualitatively in the next part.  

  



5.2. The Presumption-Rent-System in Practice 

 

 

5.2.1. The Reaction of Real Estate Companies to the New System 

A general indication, appealing to all real estate companies is that they refrained from 

widely implementing the presumption-rents during the first years after its introduction. 

The MHCs applied presumption-rents to new constructions mostly located in central 

locations. The reason as Andersson and Söderberg (2012) mention is because the 

pre-existent utility-value-rents in those central locations had been too low, and this 

confirms a speculation that was stated in the previous section. This implies that, since 

the utility-value-rent system does not include the construction year and construction-

costs (Turner, 1988), which are correlated due to the effect of inflation, presumption-

rents were the remaining alternative in terms of negotiated rents. On the other hand, 

the Tenants’ Union was interested in isolating the higher rents in new constructions 

from the rest of the dwellings in order to avoid spillovers in those urban areas. The 

legal framework for the presumption-rent-system, excluded the feature of comparing 

dwellings with the same utility-value, and allowed for this isolation. The private real 

estate companies did not have presumption-rents on their agenda, in part because of 

an uncertainty around the interpretation of the new Rent Act (12 ch. 55 § JB), how the 

system would be implemented in practice, which the objectives were, how the system 

was to be handled with regard to the negotiations, as well as questions regarding the 

rent agreement’s duration period (presumption-time). There was a problem with a lack 

of knowledge on how the Tenants’ Union would interpret the Rent Act, and which 

implications would that have for the annual rent developments. These companies are 

aware of the complexities around the annual rent negotiations and, thereby decided to 

await reliable praxis on how the presumption-rent Act would be interpreted during a 

course of negotiations. 

 

… “It was only about few projects with presumptions-rents and, it is often 

the MHCs that do the test, and then information comes in and we can see 

the results”. -  Mats Winker 

 



For many projects, depending on the urban area it was still possible to adhere to utility-

value-rents system because it corresponded to the investment calculations. The 

presumption-rent system, as a new formal system, was not perceived as an obvious 

alternative to the former system for rent-setting in new constructions. 

 

“We were able to agree on rents that corresponded to our calculations…” 

– Houman Sayedi 

 

 

5.2.2. How the Situation Has Changed - New Housing Act? 

The real estate companies refer to the occurrence of two incidences, which has implied 

a paradigm-shift regarding the application of the presumption-rent system. Both are 

related to the new Housing Act; the first involves the repeal of MHCs rent normative, 

which means that the private real estate companies’ rents would equally be included 

in the existing utility-value-system. This implies that the private real estate companies 

are no more forced to follow the MHCs rent structures, but they can also influence the 

total rent structures in a given urban area or for comparable properties.  This implicated 

a change in the elements of the collective bargaining system (Prop. 2009/10:185).  

 

The second implicates that the MHCs shall operate in accordance to commercial 

principles and, their return rates on capital shall be market-oriented (Prop. 

2009/10:185). The total effect is that MHCs from 2011 and on are no longer obliged to 

follow the Municipal Act on the prohibition to conduct business for profit (Act 1991:900), 

and thereby cannot operate based on the previous prime-cost-principle. Thus, the 

rents shall be set based on tenants’ utility-value rather than MHCs prime-costs. This 

paradigm-shift implies that as Lind and Lundström (2011), highlight that both the MHCs 

and the private real estate companies act on equal competitive conditions with long-

term-oriented objectives of highest profitability in all their decision-makings, including 

investments and rent-settings.  

 

Interestingly, the practical results of this paradigm-shift and its implication for the 

application of presumption-rents is ambiguous, and different for the private and public 



companies. An elaborative explanation on this will follow in a later section. What can 

be said at this point is that this situation overall is consistent with the last phase of what 

Kemeny (1993) has conceptualized as the integrated rent market, where the public 

housing companies are run based on the same conditions as the private real estate 

companies. It will be interesting to see implications of this shift for the future rental 

market in Sweden, which is an area for future research. The current results show that 

the MHCs since 2011 have raised their requirements on long-term profitability, and 

require market-oriented yield rate, which results in higher requirements on first-

contracted-rents.  

 

The implications of this for the presumption-rents has been that the MHCs have more 

frequently applied presumption-rents to their newly produced dwellings in comparison 

to the period before 2011. The reason for this is because the higher requirements on 

first-contracted-rents exceeded the pre-existent utility-value-rents in different urban 

areas, which resulted in the more frequent application of presumption rents. These 

public real estate companies declare that based on current status, it is no more 

possible to apply utility-value-rents to any of their new constructions. The situation for 

the private real estate companies, as stated above, is different, depending on how 

these companies work with cost structures in comparison to the MHCs. Further 

elaboration on this aspect follows below.  

 

 

5.2.3. The Rent-Settings and the Rent Negotiations 

Generally, all real estate companies declare that, in a regulated rent market, there is a 

conflict between the investment decisions and the rent negotiations, confirmed by 

(Bengtsson, 1994; Eriksson & Lind, 2005; Lind H. , 2003), but given the current market-

and investor conditions, the investment decision is pre-determinant to the rent-setting. 

The situation was previously not always the same, when the MHCs had to stop new 

construction projects because of the rent-setting system, and when the private 

companies were not able develop certain urban areas because of the MHCs rent 

pooling, confirmed by (Turner, 1988; Eriksson & Lind, 2005), and the structures of the 

previous collective bargaining system (Lind H. , 2005). Currently, the investment 

decisions are made at the stage before the rent negotiations, and is based on general 



profitability analysis through property valuations for both public-and private real estate 

companies, as shown by (Plazzi, Torous, & Valkanov, 2010).  

 

According to the results, the first and most essential variable that determines the 

investment’s profitability, and whether the rent is negotiable is the first-contracted-rent, 

the second involves the conditions for predicting the annual rent developments. As a 

result of uncertainties about general macroeconomic conditions as well as 

uncertainties about the annual rent negotiations, the real estate companies include a 

premium in their requirements on investments. In line with Björklund and Söderberg 

(1999), the real estate companies emphasize that rental income, the income growth 

and a market-oriented yield rate are the determinants of the real estate companies’ 

investment decisions before the rent negotiations begin.  

 

The agenda for the rent negotiations depend on their bargaining objectives; but the 

outcomes of the negotiations are influenced by both parties’ political interests, various 

individual preferences, subjective perceptions, and power relations, as confirmed by 

(Lind H. , 2005). The real estate companies work to create a balance between 

conflicting interests and common commitments in accordance to the collective 

bargaining system. The outcomes of the negotiations are unpredictable and erratic, 

depending on which bargaining committee, within the Tenant’s Union, the real estate 

companies negotiate with. This is consistent with Kemeny’s (2006) description on 

complexities of negations due to power relations within the housing regime, and 

Svensson’s (1998) analysis of the rent negotiations in Sweden being influenced by 

several political and individual factors.  

 

The real estate companies declare that the perceptions on how a market-oriented yield 

rate, or long-term profitability within different bargaining committees, or even on an 

individual level are different, which determine the outcomes of the negations as well 

as whether a presumption-rent agreement on the whole can be reached.  

 

Currently, there is slow process of change within the collective bargaining structure as 

a result of the law amendments, as Lind (2005) anticipated and, the order is as follows: 

the MHCs have stricter requirements included in their bargaining offers, while the 



private real estate companies work much more independent of how the rent structures 

develop within the public housing companies, and this in turn impacts their bargaining 

offers. Nevertheless, since these changes are on very local levels, they are difficult to 

assess on macro levels. As noted, the outcomes of the rent-settings are therefore very 

different, and yet there is no clear trend line to follow.  

 

One obvious indication of the results is that, the rent negotiations clearly do not 

influence the investment decisions anymore, but the rent negotiations certainly have 

an impact on the rent-setting method. Therefore, the implication for the application 

presumption-rent-system, including its negotiation framework is that it is applied when 

it meets the criteria for the investment decision, otherwise it is left-out.  

 

“We will not stop any project because of the rent-setting, because we have 

to act businesslike and, we have an owner who require us to build rental 

properties every year”. – Anders Jenelius  

 

It is agreed that from the real estate companies’ perspectives, the most profitable rent-

setting method is the one providing the highest first contracted rent, and if the 

presumption-rents fulfill this criterion it will be applied, otherwise generally abandoned.  

However, another preceding condition before the presumption-rent comes up on the 

agenda is that there must be room for negotiations, and this is when the bargaining 

factor comes into the picture. For instance, the difference between the required first 

contracted rent and the Tenants’ Union’s bargaining offer cannot be too large.  

However, the real estate companies assert that generally negotiated rents are 

preferred over non-negotiated rents. The companies are pro-negotiation in line with 

the collective bargaining system.   

 

” Normally, we want to negotiate the rents rather than directly aiming on 

private rents”. - Jan Lundin 

 

“We want to preserve the collective bargaining system and, therefore we 

are willing to agree on the rents with the Tenants' Union”. – Houman 

Sayedi 



  

Another interesting result is that the real estate companies agree that, the Tenants’ 

Unions’ overall strategy regarding application of the presumption-rents has changed 

during the last two to three years compared to its previous period. The presumption-

rents in general are pushed to lower levels. The perception is that the first-contracted 

presumption-rents are these days adjusted to a given break-point in each urban area 

and, that break-point is given by the proposed maximum difference between the 

existing utility-value-rents and the prevailing presumption-rents in a given urban area. 

This implies that the to-be first-contracted presumption-rents shall not pass that break-

points set by the Tenants’ Union, if it has in some cases then the annual rent 

developments will be very low or none. This incident has resulted in a diminishing trend 

for the application of the presumption-rents. The reason for this developments is 

because the parties have different perceptions on which parameters shall be included 

in the rent-setting, giving raise to disputes on for instance the yield. The body of these 

disputes impacts the overall negotiations on rents, and the implication for presumption-

rents is that they are more infrequently applied to rent-setting.  

 

“Even if we, within MHCs, put our outmost efforts into reaching an 

agreement, it is still difficult and takes a very long time to reach 

agreements, if we do.” Houman Sayedi  

 

The perception is that the Tenants’ Union has developed certain roofs, like an upper 

price ceiling, for presumption-rents and does not accept any higher levels. This 

situation, referring to the studies on the utility-value-system (Bengtsson, 1994), (Lind 

H. , 2003), resembles the situation with the rent structures developed within the 

traditional utility-value-system. Therefore, it is noted that the Tenant’s Union, without 

having a clear communication strategy on this, might be following the line of the new 

Housing Act regarding the rent-settings, which is rents not being anymore on prime 

costs. The real estate companies declare that in many cases during the last two to 

three years the Tenants’ Union does not pay much attention to the investment 

calculations that real estate companies provide. Contrarily, they refer to existing rent 

levels in a given urban area. The implication of this for presumption-rent system is that 



in practice (having started from local levels) it is left out, but rather based on ambiguous 

conditions than on clear statements.  

 

Now a paradoxical affirmation is that the first-contracted presumption-rents do not 

always follow the production costs. Why it is paradoxical is because the formal 

framework for the presumption-rent system is based on a rent-setting that covers the 

developer’s prime costs.  

 

“If the focus was on costs, then the production costs within the 

metropolitan Stockholm is approximately the same. There are minor 

specialties, for instance the cost of environmental remediation in Norra 

Djurgårdsstaden has caused marginal increases in costs, or it costs a little 

more if we are to consolidate in one of the districts, but the difference in 

the Tenants’ Union’s rent proposals is as day and night, 2300 SEK/m2 in 

Norra Djurgårdsstaden, 1300 SEK/m2 in Huddinge “. – Mats Winkler 

 

This assertion is likewise true for the annual rent developments, whose outcomes are 

certainly influenced by the annual rent negotiations. Part of the difficulty in predicting 

the outcomes of the annual rent developments deal firstly with the Tenants’ Union’s 

strategy for that specific year and urban area, which might be very different from year 

to year. Interestingly, there are indications showing that the Tenants’ Union’s strategy 

is different for MHCs compared to the private actors. For instance, the MHCs 

recognized the assumption that the annual rent developments for presumption-rents 

are supposed to be lower in comparison to the utility-value-rents, which is confirmed 

by the average lines in Diagram 3 (see above). However, the private real estate 

companies declare that such scenario has never been communicated to them. 

Secondly, the Tenants’ Union’s strategies vary depending on the specific bargaining 

committee in each urban area. The effect of different perceptions on the same products 

is comprehended as an influential factor, as also recognized by Svensson (1998). The 

implication of this for the application of the presumption-rents is that it is even now, as 

pasted research showed (Turner, 1988) for the utility-value-system, depended on a 

complex, ambiguous and vague negotiation structure, rather than being based on a 

systematized structure.   



 

One specific conflict between the parties regarding the annual rent developments is 

that the companies have a requirement on rent differentiations for their dwellings, 

based on current rent, building standards, and urban qualities. However, the Tenants’ 

Union requires the opposite, and push for average rent developments for all dwellings. 

Because of this inconsistency in the parties’ strategies, the outcomes in practice is also 

inconsistent. The implication is that the annual presumption-rent increase sometimes 

follows the levels for the utility-value-rents in a given urban area and, other times not. 

Diagram 2 (see above) confirms this scenario for the MHCs.  

 

“The Tenants’ Union departs from the predetermined average rent levels 

in a given urban area, when it comes to negotiations on annual rent 

developments, and that can be different each year.” – Mats Winkler  

 

 

5.2.4. The Rent-Setting and Investment Risks 

The real estate companies consider macro-and micro market related uncertainties as 

well as legal and intuitional uncertainties as the major risks with commercial real estate 

investments; the investment risk is highest when there is a risk for vacancies in the 

market with low demand and, when the capital markets are unstable or weak, 

confirmed by (Webb & Rubens, 1987; Bejrum & Lundström, 1993; Hungria-Garcia, 

Lind, & Karlsson, 2004; Eriksson & Lind, 2005). The results indicate that the general 

risks are currently low within the Swedish residential real estate markets as a result of 

an enormous demand for residential real estates, including rental apartments. Apart 

from continued increasing demand for rental housing, the real estate companies 

believe in strong capital markets as a result of low interest rates and strong price 

developments on the real estate markets. However, the real estate companies 

recognize a risk connected to the prevailing rental system as a whole. The current rent-

setting system is proved to be locked to traditional and obsolete systems, implying high 

uncertainties and ultimately high investor related risks. From the real estate 

companies’ perspectives, the yield rates in part reflect these uncertainties connected 

to regulated rental-and construction markets. Regarding rent-setting, the real estate 

companies expect the levels to be adjusted to the conditions in different markets where 



they define the market as a sum of the tenants’ utility-value. The argument is that an 

adjusted rent system in line with specific market conditions minimizes the risk of 

vacancies and provides sound investments while the tenants’ preferences are taken 

into consideration. The risk factors, specifically connected to the presumption-rents, 

regard the duration of the presumption-time, the unpredictability of the annual rent 

developments, and the Tenants ’Unions’ inconsistent strategy for negotiations, and 

how the rents will develop after the presumption-time. Although the presumption-rent 

agreement reduces the legal risk in the first fifteen years of the investments, the real 

estate companies deal with the risk of not knowing how to act after presumption-time.  

The conflicting interests, perceptions and objectives, not least regarding the yield rate 

once again creates inconsistencies in the outcomes, which in turn adds to the 

complexity of the rental market.  

 

“When it comes to the yield rate, we have very different perceptions 

compared to the tenants’ union”. - Fredrik Westberg 

  

 

It is noted that the real estate companies, when defining market-oriented rents, they 

do not seek rent levels that exceed the tenants’ WTP, and profitability is defined as the 

companies’ ability to generate rental incomes that ensure long-term sound 

investments. They do not seek to claim on rents over the markets’ capacities, because 

they do not seek to expose themselves to the risk of being left with empty apartments. 

Simultaneously, they are conscious about the fact that these products are peoples’ 

homes, and therefore act very long-term-oriented in their decision-makings. 

 

“We want to charge rents, at those levels that are based on the tenants’ 

WTP in a given market, and that is legal in Sweden, and corresponds to 

the EU commission’s requirements”. – Stefan Ränk 

 

 



5.2.5. The Rent-Setting and Tenants’ WTP 

The legal and formal transition from rent-setting based on the prime-costs to being 

based on the tenants’ utility-value (demand) has redefined the frame for the real estate 

companies’ expectations and actions. It shall be noted that the utility-value in this 

context only theoretically is equivalent to the traditional utility-value-system, because, 

as mentioned before, the traditional utility-value-system has in practice been cost-

based. The utility-value is formally defined as the tenants’ demand, which is measured 

by WTP, and reflects their values and preferences. However paradoxically, the 

presumption-rent-system is a cost-based rent-setting system. This means that 

formally, it has been obsolete since 2011. In practice, the situation is complex and 

ambiguous, and the application of presumption-rents from 2011 and on has been tied 

to the firm-specific characteristics. In this sense, there the situation is different for 

MHCs compared to the private companies. The cost-based presumption-rent system 

has hitherto been advantageous for the municipal hosing companies with owners that 

change in consort with every mandate period at the city council. At the same time their 

owners require that they must build a certain amount of rental apartments every year. 

Bearing in mind, rising construction cost, the difficulty to have long-term contracts with 

developers as a result of short-term ownership situations, the presumption-system has 

been beneficial. 

 

However, regarding the private real estate companies the strategy formulations 

regarding rent-settings has changed. These companies choose to, through efficiency 

measures, work for lowering their construction costs, and invest in solutions that 

reduce the prices they pay to the developers. Moreover, their strategies are to invest 

in developing attractive real estates in attractive locations. What they expect is that the 

rents reflect the tenants’ preferences and evaluations of those products they produce.  

As a result, the rent-setting is expected to be based on tenants’ WTP rather than on 

costs. Obviously, if these companies follow the presumption-rent-system, they would 

be punished because they have lowered their production costs. Accordingly, the 

private companies are no more willing to implement the presumption-rents because of 

this error and inconsistency with the formal system and their business strategies. 

Previous research confirms that prime-cost-based rent structures results in 

mismatches between existing tenants and to-be tenants as well as between existing 



tenants within the rental markets (Söderberg & Janssen, 2001; Andersson & 

Söderberg, 2012).   

 

What is noted is the challenges with how the utility-value-based rent-setting is defined, 

and how the traditional utility-value-system is currently applied. As the presumption-

rent system is formally not valid anymore and as the utility-value-based rent-setting is 

primarily preferred, it is noted that the discussion about presumption-rents is tied to the 

discussions about the utility-value-system. The parties on the market have very 

different perceptions on how the utility-value-system shall reconstructed in accordance 

to the changes in the markets and urban areas. The problem is that the current utility-

value-system is locked around the older dwellings, and it is indicated that the system 

is still applied in accordance to standards that were well-suited when the old dwellings 

were built decades ago.  For instance, it is noted that the newly produced apartments 

have much higher quality and standards, and for instance include much more 

sophisticated aspects of sustainability in their construction plans, and cannot therefore 

be compared to the older dwellings. Put differently, how the traditional utility-value-

system is currently applied do not always reflect the current tenants’ WTP, evaluations 

and preferences (the parameters that determine their current demand on rental 

housing). The reason is that the system is rather structured around a traditional 

regulatory system rather than current market-related evaluations, which often results 

in rents levels even not close to the real estate companies’ investment calculations. 

This is confirmed by (Lind H. , 2003; Andersson & Söderberg, 2012). 

 

Relevantly, as the presumption-rent-system does not take into consideration the 

tenants’ perspective, which implicitly points toward a situation where the tenants are 

paying rents that might not reflect their judgments of the apartments they are renting. 

This is seen as a system error.  The traditional utility-value-system in part and 

theoretically, although this has not systematically been applied in practice, takes 

account to the tenants’ perspective. However, as it can no more be applied to new 

constructions, the remaining negotiable option has been the presumption-rents. As a 

result, the rent-setting in new construction, including its negotiations are based on the 

conditions of the supply side of the market, hence the system error. Accordingly, there 



is problem with the lack of organized adaptations of the bargaining system to new 

constructions and current markets.  

 

“In new construction, the tenants cannot be heard, and there is an issue 

when you cannot be heard, and you have to still pay”. – Lennart Karlsson  

 

Andersson and Söderberg’s (2012) analysis of the effect of the rent structures under 

the traditional utility-value-system, which as well in practice has been based on costs 

implicitly suggest the same concept, though they refer to it as mismatches created by 

such system within the demand side of the market.  

 

 

5.2. Evaluations of the Presumption-Rent-System 

The real estate companies relate some advantages and some disadvantages to the 

presumption-rent-system, explicitly indicating that the system has served some good 

purposes; however, seen from a long-term and broad perspective it has been 

disadvantageous. What is clear is that the system is mainly considered as a temporality 

solution to a course of disorders that have emerged from prolonged institutional 

negligence and error that have impaired the rent markets.  

 

… “A necessary pain". In the current situation it has been the only solution 

in Stockholm”. – Michaela Andersson 

 

“It has been an emergency solution, partially because it is not locked to 

the traditional utility-value-rents, partially because it is preferable 

compared to private rents”. – Anders Jenelius 

 

5.2.1. Good Features of the Presumption-Rents  

One advantage of the presumption-rents in the current situation in Stockholm is that it 

has increased the levels of the first contracted rents in new constructions as it is 

formally based on a costs coverage logic. Nonetheless, as it is influenced by the 



bargaining situation, one cannot to be sure about whether the long-term real outcomes 

are objective. As explained above, the development in practice has not be consistent, 

and indicates a diminishing trend when it comes to application of the presumption-rents 

 

The system has provided some real estate companies with a lowered risk in 

comparison to rent-setting through private rents. This means that some real estate 

companies as a result of employing long-term calculations have accepted less 

attractive yields in exchange for eliminating the risk of rent tribunals in the first 15 years 

of the lifecycle. This is confirmed in (Hungria-Garcia, Lind, & Karlsson, 2004), as a 

result of estimations on positive future rent-developments. However interestingly, as 

Lind (2005) predicted in his policy reviews, some other real estate companies, 

especially the large private companies with decades of experience on the market have 

employed the strategy of directly working with the courts. A puzzling situation is, just 

for the sake of speculations, how new entrants and smaller actors would deal with this 

situation of the market?  

 

5.2.2. Negative Feature of Presumption-Rents 

One of the disadvantage connected to the presumption-rent system is that all dwellings 

with the presumption-rent agreements are isolated from the rest of the market and 

cannot be included in the rent comparisons. Based on how previous scholars have 

conceptualized controlled rent structures, this strategy of isolating a group of rents fit 

into the conceptualization of controlled rent structures rather than being related to 

market-oriented rents.  

 

Interestingly, the post-war rent regulations were eliminated because of the split rent 

structures it had created on the rent markets (Turner, 1988). Thereby, the solution was 

to introduce a new system based on “fair rents” that was market-oriented, namely the 

traditional utility-value system (Kemeny, 2006), (Svensson, 1998). However, that 

system in practice have likewise resulted in split rents (Bengtsson, 1994), (Turner, 

1984), (Lind H. , 2001), controlled rent structures, (Lind H. , 2003) (Lind & Hellström, 

2003), and mismatches on the market (Andersson & Söderberg, 2012), (Söderberg & 

Janssen, 2001). Thus, as the rent splits are caused by the previous system (that is the 

state of the problem), the solution to that is to once more split the rents (by isolating 



the upper level rents), in favor of the previous system, which is the ordinary cause of 

the problem. Thereby, the presumption-rent system becomes a sub-solution that 

further justifies the rent splits on the market by systematizing the rent splattering. The 

real estate companies describe this as the problem with the presumption-rent system 

that has in practice created two different rent markets in Stockholm, which is expressed 

as they have started to see the new construction market as a separate market, rather 

than being a part of the a holistic and sustainable rent market. This division of the 

market has as well created uncertainties around the rent-developments, and raised 

many questions regarding how these price mismatches between the older and newer 

dwellings will be adjusted and balanced.  

 

Moreover, although this is not included in the range of this study, it is interesting to 

mention the impact of this rent split on the consumption patterns within the rental 

markets, which results in market disorders with implications on the real estate 

companies’ business operations. It is namely declared that there is a high resettlement 

rate within the division of the market for new constructions. The queue times for new 

constructions are relatively much shorter in comparison to the rest of the dwellings, 

and a consequent of that is that many tenants choose new constructions as a short -

cut for the first entry into the rental market. As noted previously, referring to Andersson 

and Söderberg’s (2012) conceptualization regarding the traditional utility-value-

system, which applies to the presumption-rent system as well, this is a mismatch 

between the “insiders” and “outsiders” in some sense at the cost of the outsider and in 

order senses at the cost of the insiders.  

 

“The downside is that in Stockholm, there are not two different rent 

markets, one for new production, and the other for the older dwellings”. – 

Mats Winkler 

 

“As a result of a temporarily solution, the rent market is divided. That can 

be proved by looking at the resettlement rates in new production”. – 

Anders Jenelius 

 



“We can note that there is a much higher resettlement rate for new 

constructions”. – Stefan Ränk 

 

 

One of the criticisms directed to the application of the presumption-rents is that 

although it shall theoretically be based on investment calculations with consistent 

assessments of the cost-developments, the real world outcomes have pointed towards 

a different direction. The reason for this is considered to be the Tenants’ Union’s 

inconsistency in dealing with the presumption-rent system. This has created further 

uncertainties around the system as the real estate companies, as one of the parties on 

the market, cannot predict or at least follow a semi-transparent trend line for the 

counterpart’s negotiation strategies. As explained in earlier sections, one sign of this 

inconsistency is that the application of the presumption-rent system has begun to 

resemble the traditional utility-value-system within the annual negotiations. That is the 

rents are rather set based on pre-determined levels in given urban areas in spite of the 

construction costs being the same or involving marginal differences.  

 

“The Tenants’ Union has been inconsistent in negotiations…” – Houman 

Sayedi 

 

“Our evaluation is that the Tenants’ Union has faced organizational 

challenges with a high staff-turn-over, which has resulted in inconsistent 

negotiation parameters”. – Stefan Ränk 

 

It can be argued that since the real estate companies have to negotiate with different 

committees and individuals with different perceptions and objectives, this process is 

an inefficient and subjective process with high uncertainty on whether agreements can 

be reached. As a result of this development, the perception is that many private real 

estate companies, if they are able to lead efficient production processes, lowering their 

production cost take more and more distance from the official system and set private 

rents.  

 



“What is happening at the moment within the rental market is that real 

estate companies continue to build rental apartments, because they 

believe in it, but they choose to set a private rent, which eventually can be 

evaluated by the rent committee. Nor the utility-value-system neither the 

presumption-rent-system is anymore implemented. The real estate 

companies take the risk of setting private rents instead”. – Mats Winkler 

 

However, the other side of the coin is that smaller actors will not be able to compete 

on the same resources and as they cannot take too much risk, they will either sell off 

their dwellings or directly invest in condominiums. This is something that currently is 

happening on the market, and the consequences for the rental market is that it 

becomes unattractive for investors. This is confirmed in a previous study by (Lind H. , 

2003), where he outlines the fact that investors move towards substitute investments, 

when the alternative to rental apartments (condominiums) are less profitable. 

 

Above all, it is agreed that the presumption-rent system is an obsolete cost-based-

system while the law amendment in 2011, in combination to the European 

Commission’s policies implicate that rent-settings shall reflect the tenants’ demand, 

values and preferences (measured by WTP) rather than being based on construction 

costs. Therefore, the presumption-rent-system was a product of the housing Act that 

was in rule prior to 2010, and from 2010 and forward it should not have been applied.  

  



6. CLOSURE 

I this chapters, I present the study's conclusions with a critical reference to the original 

research question and the purpose of the study. Finally, the chapter ends with last 

comments and suggestions on further research. 

 

 

6.1. Concluding Remarks and Implications 

 A general conclusion is that the rent-setting within the presumption rent system, similar 

to the utility-value-system inconsistent, unpredictable and subjective, because it is 

based on conflicting interests as well as different perceptions on for instance what an 

appropriate yield rate is, or how long-term profitability for a given investment shall be 

defined.  

 

This assertion is likewise true for the annual rent developments, whose outcomes are 

certainly influenced by the annual rent negotiations. Part of the difficulty in predicting 

the outcomes of the annual rent developments deal firstly with the Tenants’ Union’s 

inconsistent strategy for different years and urban areas. Interestingly, there are 

indications showing that the Tenants’ Union’s strategy is different for the MHCs 

compared to the private actors. The implication of this for the application of the 

presumption-rents is that it is depended on a complex, ambiguous and vague 

negotiation structure, rather than being based on a systematized structure.  One 

specific conflict between the parties regarding the annual rent developments is that the 

companies have a requirement on rent differentiations for their dwellings, based on 

current rent, building standards, and urban qualities. However, the Tenants’ Union 

requires the opposite, and push for average rent developments for all dwellings. 

Finally, as a result of this inconsistency in the parties’ strategies, the outcomes in 

practice are correspondingly inconsistent. 

 

Furthermore, it is concluded that the collective bargaining system, which sets the 

standards for the rent negotiations, is undergoing a slow process of change, as the law 

amendment in 2011 has caused paradigm-shits in the rental market. In other words, 

the rules of the game have changed for the MHCs, and accordingly for the private real 



estate companies. Both sectors are adjusting their rent-setting strategies to the new 

regulations, which will impact the future of the presumption-rents. Indicators of such 

strategies are comprehended even in current days, where the private real estate 

companies more or less perceive the presumption-rent system, (a cost-based rent 

system), as a non-existing option. Currently, it is difficult to assess the scale and the 

scope of the course of these changes on a macro level for Stockholm. The reason is 

because the negotiations, not surprisingly, occurs on local levels normally with 

spillovers between different local committees. Thus, a macro-level assessment would 

probably be possible to conduct in the future.  

 

One clear conclusion is that the rent negotiations noticeably do not influence the 

investment decisions anymore, but the rent negotiations certainly have an impact on 

the rent-setting method.  Therefore, the implication for the application presumption-

rent-system, including its negotiation framework is that it is applied when it meets the 

criteria for the investment decision, otherwise it is ignored. 

 

Another thought-provoking concluding remark is that it is agreed that the Tenants’ 

Unions’ overall strategy regarding the application of the presumption-rent system to 

first-contracted-rents has changed during the last two to three years in comparison to 

its previous period. The Tenants’ Unions bargaining offers on presumption-rents in 

general has been at lower levels. The perception is that the goal of this changed 

strategies is to adjust the first-contracted presumption-rents to given break-points 

within each urban area, where those break-points are determined by the proposed 

maximum difference between the existing utility-value-rents and the prevailing 

presumption-rents in those urban areas. The perception is that Tenant’s Union, without 

having a clear communication strategy, might be following the line of the new Housing 

Act on rent-setting, which supports rent-settings not based on prime costs. The 

implication of this for presumption-rent system is it is left out, but the on ambiguous 

conditions rather than on clear statements.  

 

Regarding the risk perspective, it is clear that the general risks with the real estate 

markets, as a result of increasing demand for rental residential apartments combined 

with strong capital markets, low interest rates and strong price developments on the 



real estate markets are considered to be low. On the other hand, there is a risk with a 

non-systematic rent-setting procedures. The current system is considered to be 

ambiguous and unpredictable, resulting in uncertainties, including how the 

presumption-rent system is applied. The presumption-rent system is proved to be 

locked to traditional and obsolete systems, implying high uncertainties and ultimately 

high investor related risks. 

Regarding rent-setting, the presumption-rent system, as a cost based system is 

criticized. It is rather expected that the rent levels be adjusted to the conditions in 

different markets, where the market is defined as a sum of the tenants’ utility-values. 

Such rent structure minimizes the risk of vacancies and provides sound investments 

while the tenants’ preferences are taken into consideration. The utility-value is formally 

defined as the tenants’ demand, which is measured by WTP, and reflects their values 

and preferences. However paradoxically, the presumption-rent-system is a cost-based 

system. This means that formally, it has been obsolete since 2011.  

 

It is concluded that the situation around the presumption-rent system in practice is 

complex and ambiguous, where the scale of the application of presumption-rents from 

2011 and on has been influenced by firm-specific characteristics and, by the Tenants’ 

Unions inconsistent strategies. With firm-specific characteristics it is referred to the 

companies cost structures and cost management. For MHCs with high construction 

costs, the presumption-system has been on the whole advantageous.  

 

However, the presumption-rent system is a destructive rent-setting system for those 

private companies that work with efficient construction processes with low costs and 

combine that with investments in attractive real estates within attractive locations in the 

metropolitan Stockholm. What they expect is that the rents reflect the tenants’ 

preferences and evaluations of those products they produce. Accordingly, the private 

companies are no more willing to implement the presumption-rents because of this 

error and inconsistency with the formal system and their business strategies. 

 

The duration of the presumption-time and the unpredictability of how the rents will 

develop after the presumption-time is perceived is a major risk factor. Simultaneously, 

the tenants’ perspective not being included in the presumption-rent system, which 



implicitly points toward a situation where the tenants might be paying rents 

contradictory to their utility-value is seen as a system error.  As a result, it is concluded 

that the presumption-rent system, including its negotiations are based only on the 

conditions of the supply side of the market, hence the system error. Accordingly, there 

is problem with the lack of organized adaptations of the bargaining system to new 

constructions and current markets in Stockholm.  

One advantage of the presumption-rents that it has increased the levels of the first 

contracted rents in Stockholm. Nonetheless, as a result of the bargaining situation, the 

real outcomes are subjective. Another advantage for some companies regards lowered 

risk in comparison to non-negotiated rents. However, some other companies have 

employed the strategy of directly working with the courts. One disadvantage the 

isolation of the system from the market and, thus the prohibition of rent comparisons. 

 

Interestingly, this rent isolation becomes a part of a negative spiral of split rent 

structures that was originally created by the post-war regulations, and the following 

traditional utility-value system. Thereby, the presumption-rent system becomes a sub-

solution that justifies the rent splits on the market by systematizing it. This has in 

practice created two different rent markets in Stockholm namely, the new construction 

market as a separate market, rather than being a part of a holistic and sustainable rent 

market. This detachment of presumption-rents implies uncertainties around the rent-

developments and the price mismatches between the older and newer dwellings. The 

impact of this on the renting patterns, which results in market disorders implicate the 

real estate companies’ business operations, through high resettlement rate within the 

division of the market for new constructions. Due to shorter queue times for new 

constructions tenants make a short-cut for a first entry into the rental market.  

 

The Tenants’ Union’s inconsistency in dealing with the presumption-rent system 

implies a problem with unpredictable or at least semi-transparent negotiation 

structures. Negotiations with different committees and individuals with diverse 

perceptions and objectives makes the process inefficient and subjective with high 

uncertainty on whether agreements can be reached. As a result of this development, 

many companies with efficient production processes set private rents. However, the 

other side of the coin is that smaller actors will not be able to compete on the same 



resources and as they cannot take too much risk, they will either sell off rental dwellings 

or invest in condominiums.  

 

The final conclusion is that nor the public neither the private companies perceive the 

presumption-system as a long-term and sustainable solution to the prevailing 

challenges with the rent-system. What is clear is that the system is mainly considered 

as a temporality solution to a course of disorders that have emerged from 

prolonged institutional negligence and error that have impaired the rent markets.  

 

 

6.2. Critical Comments 

The assessment of the research question, and the theoretical framework is only based 

on the three largest MHCs in Stockholm and, three of the largest private real estate 

companies in Sweden, with dwellings and operations in Stockholm. It has excluded the 

perspective of other types of real estate investors. Thus, a holistic perspective of rent-

setting approaches inside the market was not obtained. I confirm that a more in-depth 

knowledge on the issue of presumption-rents would have been achieved if the quanti ty 

and variety of case companies had been extended.  

 

Henceforward, the results cannot be generalized as a standard approach for all types 

of real estate investors inside Stockholm, while the study neither provides an absolute 

picture of the reality as every research methodology has its own limitations.    

 

During the course of the study, I have successively realized that the issue of the rent-

setting within residential real estate, with regard to all involving dimensions, is a 

multifaceted and rigorous concept. Therefore, it has been challenging to integrate 

relevant data with the theoretical framework of this study and, likewise to extract 

relevant data from the empirical study.  

 

As stated earlier, many influential aspects play a role in assessing the complex issue 

of rent-setting with multi-dimensional negations between parties with conflicting 

interests at the center. Therefore, I have pursued a consistent focus on the problems 



that I was studying. Hence, this limitation of resources resulted in the exclusion of many 

influential factors, such private rents. I believe that the quality of the study would have 

been much higher if such resources were available. My study contributes to new 

knowledge to the public about an unexplored rent-setting system, however a deeper 

understanding of the problem is achieved through studies in which both quality and 

quantity aspects are extended. 

 

 

6.3. Future Research 

This study has created a picture of the reality of how real estate investors inside 

Stockholm perceive the presumption-rent system, how they have applied it during the 

curse of ten years, and to which directions the applications of the system is moving.  

 

The first presumption-rent contracts in Stockholm will expire in 2017, and as what 

happens to the rents after the presumption-time is a concern for the real estate 

investors, it would be of value to launch a study on this issue in the future.  

 

Another interesting aspect is that in this the presumption-rents are put in relation to the 

utility-value rents. However, as the real estate companies declare that they have 

implemented private rents as well, and as it is perceived that this trend is increasing, 

another option for further research would be a comparison between the private rents 

and the presumption-rents with a focus on the financial issues involved.  
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Appendix A – Interview Guide 

 

 

Figure 5: illustrates the categories from which the interview questions were generated.  

 

 

  



Appendix B – The Properties  

 

 
Figure 6: Illustrating the properties that were used for the comparative study. 

Township Property name Apartments Typecode Year Built Location Area

(m2)

Skarpnäck AGÖ 1 50 320 2008 B Söderort 3 605

Hägersten ALBATROSSEN 1 156 320 2010 B Söderort 13 583

Hägersten ARBETSLEDAREN 1 149 320 2009 A Närförort söder 12 504

Stockholms Adolf Fredrik AULAN 2 50 320 2008 AA Norrmalm 5 590

Farsta BLÅ JUNGFRUN 1 97 320 2010 B Söderort 8 173

Enskede BORLÅNGEN 7 75 320 2010 B Söderort 4 948

Farsta BOULEKLOTET 1 48 320 2008 B Söderort 3 646

Spånga BRÄNNINGE 8 68 320 2006 C Rinkeby 3 759

Vantör BÄVERDALEN 1 131 320 2007 C Rågsved 9 719

Farsta EKERÖ 7 71 320 2009 B Söderort 5 147

Vantör FALLBRICKAN 2 225 320 2008 C Rågsved 16 961

Stockholms Sofia FIKONET 6 42 320 2008 AA Södermalm 4 033

Stockholms Sofia FIKONET 8 169 320 2007 AA Södermalm 19 750

Hägersten FORDRINGSÄGARE 1 40 320 2010 B Söderort 3 503

Hägersten FORDRINGSÄGARE 2 56 320 2010 B Söderort 4 139

Vantör GAMLEBO 4 123 320 2008 B Söderort 6 010

Vantör GLASTEGLET 3 27 320 2009 B Söderort 1 721

Skarpnäck GRÖNSKÄR 4 32 320 2008 B Söderort 2 425

Skarpnäck GÅSHÄLLAN 2 51 320 2009 B Söderort 4 191

Farsta HAMMARÖ 18 30 320 2009 B Söderort 1 932

Hägersten HEMGÅRDEN 3 59 320 2009 B Söderort 3 434

Skärholmen HÖGSÄTRA 8 141 320 2008 B Söderort 9 637

Vällingby INKÖPSCHEFEN 6 193 320 2011 B Västra Stockholm 12 870

Brännkyrka ISKARNEVALEN 4 88 320 2009 B Söderort 5 618

Bromma ITALIENAREN 3 43 320 2007 B Västra Stockholm 3 033

Hägersten KALKBRUKET 2 156 320 2009 A Närförort söder 15 951

Vällingby KANSLISILKET 7 56 320 2006 B Västra Stockholm 5 861

Stockholms Engelbrekt KATTRUMPSTULLEN 6 172 320 2006 A Djurgården 4 763

Farsta KONSOLBORDET 2 71 320 2008 B Söderort 4 305

Hägersten KORVETTEN 1 24 320 2009 A Närförort söder 1 566

Stockholms Sofia KRYSSNINGEN 1 155 320 2007 A Närförort söder 15 486

Bromma KULLAGULLA 1 95 310 2011 B Västra Stockholm 15 486

Hägersten KUNGSÄNGSLILJAN 6 52 320 2008 A Närförort söder 3 741

Hässelby KVARNHAGEN 1 205 320 2009 B Hässelby Gård 14 717

Bromma LASSE LITEN 1 32 310 2011 B Västra Stockholm 2 040

Farsta LIMKAKAN 3 38 320 2010 B Söderort 3 399

Stockholms Gustav Vasa MEDEVI BRUNN 1 139 320 2009 AA Norrmalm 12 341

Skarpnäck MILJÖMINISTERN 1 44 320 2008 B Söderort 3 982

Farsta MÄTNÅLEN 2 33 320 2010 B Söderort 2 211

Vällingby NEONET 1 104 320 2007 B Västra Stockholm 6 744

Farsta NÅTTARÖ 1 125 320 2009 B Söderort 9 196

Skarpnäck NÄRINGSMINISTERN 1 54 320 2008 B Söderort 4 104

Farsta PERSTORP 1 224 823 2008 B Söderort 14 521

Hägersten PLOMBEN 6 156 320 2011 B Söderort 12 742

Farsta PORTVAKTEN 1 39 320 2008 B Söderort 2 841

Högalid RACKARBERGEN 3 127 320 2007 AA Södermalm 8 354

Hägersten RESERVOAREN 6 78 320 2008 A Närförort söder 5 044

Vällingby RÄKNESTICKAN 1 83 320 2010 B Västra Stockholm 7 540

Skarpnäck SEMINARIET 1 31 320 2008 A Närförort söder 2 580

Enskede SEXMÄNNEN 1 252 321 2008 B Söderort 16 683

Stockholms Sofia SJÖFARTEN 2 93 320 2008 A Närförort söder 7 575

Hägersten SJÖVIK 7 224 321 2011 A Närförort söder 24 822

Brännkyrka SKOHORNET 2 75 320 2008 B Söderort 5 448

Stockholms Oscar SMEDSBACKEN 36 41 320 2008 A Djurgården 3 403

Brännkyrka SNABELSKON 7 46 320 2008 B Söderort 3 672

Farsta SPÅRÖ 1 49 320 2010 B Söderort 3 562

Stockholms Sofia SVALLVÅGEN 2 175 320 2008 A Närförort söder 16 774

Brännkyrka SYLKLACKEN 1 22 320 2008 B Söderort 1 684

Vantör TEGELSTAPELN 11 31 320 2010 B Söderort 2 016

Brännkyrka TIGERÖGAT 1 54 320 2008 B Söderort 4 410

Stockholms Sofia TORKHUSET 5 84 320 2010 A Närförort söder 8 236

Bromma TRIANGELN 17 49 320 2011 B Västra Stockholm 4 014

Skarpnäck TRIPLEXEN 4 12 320 2009 A Närförort söder 1 160

Vällingby VATTENFALLET 5 78 320 2011 B Västra Stockholm 5 509

Bromma VIKTEN 1 30 320 2010 A Bromma 2 238

Stockholms Sankt Göran VÄLGÅNGEN 1 123 320 2011 A Västra Kungsholmen 12 228

Skarpnäck YRVÄDRET 1 24 320 2009 A Närförort söder 1 680

Hägersten ÅRSTADALSSKOLAN 3 93 320 2010 A Närförort söder 8 064

Brännkyrka ÄTTEN 9 41 320 2007 B Söderort 2761

68 6 103 485 385


