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To begin with ... the reason why we are renovating is pretty much that the 
house is getting old and unmodern. We have some damage in the house, the 
main pipes (Swedish: stammarna) are bad and all that. So first and foremost, 
it is to secure the function of the house. That is the primary thing. Then we 
should always think ahead. This house will be here in another fifty years. So 
we should think about and look at the layout so it works for the next fifty 
years or so […] and then we have the energy goal 25-25 [...] we also need 
to include it and see how we will ensure that we reduce the energy 
consumption. (Interview, IC-6) 

*** 
As buildings age, sooner or later they need renovation. Then opportunities open 

up to not only improve and modernise the buildings’ functions or improve indoor 

environmental quality, but also to implement measures to reduce energy consumption 0F

1 
and improve energy efficiency 1F

2 and achieve a more sustainable built environment.  
This dissertation is about the way energy efficiency and reduction measures or 

technologies2F

3 are integrated in building renovations. My study is first and foremost 
about the work of the professionals doing the planning and design of renovations, and 
it concentrates on their meeting practice as they make decisions about the inclusion or 
rejection of energy measures.4 For this purpose, I followed three renovation projects 
initiated by the municipal housing company Stångåstaden in Linköping, Sweden. 

 

                                            
1 I am using the term “energy consumption” as it is commonly used. However, I am well aware of the first law of 

thermodynamics and the fact that energy, strictly speaking, cannot be consumed. The total amount of energy stays 
constant; it changes from one form to another. Thus, according to the first law of thermodynamics, energy can 
neither be consumed nor produced; it simply changes form.  
2 Various terms are used more or less interchangeably throughout the thesis, for example, in references to “energy,” 

“energy issues” and “energy questions.” Terms such as “energy efficiency”, “energy reduction” and “energy saving” 

(measures) all refer to measures that reduce energy consumption, which may be achieved through increased 
efficiency or saving energy. 
3 Also, in relation to the first footnote, for simplicity, energy efficiency and reduction measures as well as 
technologies will be referred to as “energy measures.” These could include better insulation (windows, walls or 

roof), the installation of energy efficient appliances or new ventilation (e.g., heat recovery with mechanical 
ventilation) or a new heating system (e.g., a heat pump). 
4 However, other relevant actors are also included, such as the tenants, the Swedish Union of Tenants and the 
investment group. More detailed information will follow.  



The building sector is the second-largest energy consumer in Europe as a whole, 
after the transport sector. In order to meet climate change mitigation targets, energy 
efficiency needs to be increased.5 Thus, energy use by the built environment must 
change dramatically,F

6 and the building sector is seen as one crucial change agent for the 
reduction of greenhouse gas emissions.7 

During the period from 1950 to 1975, many buildings were constructed in Sweden 
and throughout Europe, and the building stock grew rapidly. Now these buildings are 
aging, becoming outdated, and problems are appearing, such as water damage and other 
indoor quality issues, and there might be a need to replace the plumbing equipment, 
ventilation, windows or roofs. Therefore, buildings from this period are in need of 
renovations. In addition to modernising the building or improving the indoor 
environmental quality, a renovation is an opportunity to improve energy efficiency and 
implement energy measures in the buildings.8 There are global agreements on the need 
to mitigate climate change, and since the building sector is a major consumer of energy, 
actions should be taken to drastically reduce the energy use and CO2 emissions from 
buildings.8F

9 As Nässén et al. state: “Energy efficiency is a key element in the global effort 
to mitigate future climate change.”10 

The built environment currently constitutes about 40% of the total energy 
consumption in the EU, as well as in Sweden specifically. This shows that the potential 
for energy saving actions taken in this area can have major impacts.11 Energy efficiency 
is a central political objective in the EU, and the member states have agreed on the EU’s 
2030 climate and energy framework, building on the 20/20/20 targets, with the goals of 
reducing greenhouse gas emissions from 1990 levels by 40%, achieving a renewable 
energy share of at least 27% in the final energy demand, and increasing energy 

                                            
5 See also, Daniel K. Jonsson et al., “Energy at your service: highlighting energy usage systems in the context of 
energy efficiency analysis”, Energy Efficiency, vol. 4, no. 3, Aug. 2011, p. 355. 
6 See also Kathryn B. Janda, Gavin Killip & Tina Fawcett, “Reducing carbon from the ‘middle-out’: the role of 

builders in domestic refurbishment’, Buildings, vol. 4, 2014, p. 912.  
7 See also Wiktoria Glad, “Housing renovation and energy systems: the need for social learning”, Building Research 
& Information, vol. 40, 2012, p. 274. 
8 See also Mikael Mangold, et al., “Socio-economic impact of renovation and energy retrofitting of the Gothenburg 
building stock”, Energy and Buildings, vol. 123, 2016, p. 41; Stefan Olsson, Tove Malmqvist & Mauritz Glaumann, 
“Managing sustainability aspects in renovation processes: interview study and outline of a process model”, 

Sustainability, vol. 7, 2015, pp. 6336, 6337; Frits Meijer, Laure Itard & Minna Sunikka-Blank, “Comparing 

European residential building stocks: performance, renovation and policy opportunities”, Building Research & 
Information, vol. 37, no. 5-6, 2009, p. 548.  
9 See also Frank Klinckenberg, Mia Forbes Pirie, & Laure McAndrew, Renovation roadmaps for buildings, A report 
by The Policy Partners for Eurima, London, The Policy Partners, 2013, pp. 1, 4. 
10 Jonas Nässén, Frances Sprei & John Holmberg, “Stagnating energy efficiency in the Swedish building sector: 
economic and organisational explanations”, Energy Policy vol. 36, 2008, p. 3814. 
11 e.g., Liane Thuvander et al., “Unveiling the process of sustainable renovation”, Sustainability, vol. 4, 2012; Anne 
N. Nielsen et al., “Early stage decision support for sustainable building renovation: a review”, Building and 
Environment, vol. 103, 2016, p. 165.  



 

efficiency by 27% (with 2007 as the reference level).12 The targets are binding, except 
for the energy efficiency goal, which is to be reviewed in 2020 with a 30% target in 
mind. Sweden has also set objectives to reduce the total energy consumption per heated 
area unit in homes and premises, aiming for a 20% reduction by 2020 and a 50% 
reduction by 2050 relative to consumption in 1995.13 In addition, the energy 
performance directive within the EU27 (EU/2010/31) is supposed to support energy 
reduction goals, and this directive also includes targets for buildings that undergo major 
renovations, especially since the already built environment represents the bulk of the 
energy used today in the building sector. 

The total energy consumption in the residential sector in the EU has been relatively 
stable since the 1990s, and the Swedish building sector follows this trend. In 2014, the 
total energy consumption of the residential sector in Sweden was 140 TWh,14 about 
90% of it used in residential buildings. According to Meijer et al., it is estimated that 
water and space heating account for most of the energy consumption in the residential 
sector, about 60% of which is used for space heating and 25% for domestic hot water. 
In most Swedish apartments, heating and hot water are included in the rent, which 
means that the tenants have no direct economic incentives to reduce indoor temperature 
or hot-water use.15 Between the 1970s and 1990s, electricity use in Sweden was 
constantly rising; since then it has become relatively stable. Technology has become 
more efficient but usage has increased, resulting in this stability, and it is now at about 
70 TWh.16 

Regarding developments for improved energy efficiency, many energy efficiency 
measures were implemented in the 1970s and early 1980s in the Swedish building 
sector. This trend stagnated in the late 1980s and 1990s. Consequently, energy 
efficiency is stagnating and there has been a slow adoption of energy efficient 
technology in the Swedish building sector.17 As the trend looks now, Sweden will not 
be able to reach the energy efficiency target to reduce energy consumption by 20% by 
2020.18 Thus, in order to meet the national or international goals for reduction of energy 

                                            
12 See also EU, 2030 Energy Strategy, <https://ec.europa.eu/energy/en/topics/energy-strategy/2030-energy-strategy 
>, accessed 2016-11-10.  
13 See also SOU 2008:110 (Statens offentliga utredningar), Vägen till ett energieffektivare Sverige. Slutbetänkande 
av Energieffektiviseringsutredningen, Stockholm: Fritzes, 2008, p. 10. 
14 See also Statens energimyndighet: Energiläge 2015, Statens energimyndighet: Energiläget, 2015, 
<https://www.energimyndigheten.se/contentassets/50a0c7046ce54aa88e0151796950ba0a/energilaget-
2015_webb.pdf>, accessed 2016-11-10, p. 12. 
15 See also Mangold et al., op. cit., p. 42. 
16 See also Statens energimyndighet: Energiläge 2013, https://energimyndigheten.a-
w2m.se/ResourceComment.mvc?resourceId=2785 >, accessed 2016-11-10. 
pp. 15ff, Statens energimyndighet: Energiläge 2015, op. cit. pp. 12ff. 
17 See also Nässén, Sprei & Holmberg, loc. cit. 
18 See also Maria Xylia, “Is energy efficiency the forgotten key to successful energy policy? Investigating the 
Swedish case”, Licentiate thesis, KTH Royal Institute of Technology Industrial Engineering and Management, 

Department of Energy Technology Energy and Climate Studies unit, Stockholm, (TRITA-ECS Report, 16/01), 
2016.  



consumption and greenhouse gas emissions, it is necessary to make radical changes 
when it comes to housing renovation and housing supply.19 Extensive energy 
retrofitting is required to reach the Swedish national target to achieve a 50% reduction 
of the energy usage in the building stock by 2050.20 

As buildings are a main source of energy consumption in Europe and since new 
construction constitutes a small proportion of all buildings, with about 1% annual 
addition, it is important to underline that the majority of the current building stock will 
still exist in 2050, and the major potential for reducing the energy demand can be seen 
in upgrading this already existing stock.21 Therefore “[g]reater potential energy 
savings can be achieved in the large stock of existing dwellings than in the relatively 
small proportion of newly built dwellings.”22 Consequently, it is important to look not 
only at newly constructed buildings but also the existing ones when discussing energy 
efficiency in the building sector. Refurbishing the existing housing stock also means 
reducing often escalating household energy bills and being able to make a real 
difference regarding climate change.23 

The importance of renovating existing buildings is obvious since renovation opens 
a window of opportunity to increase energy efficiency and reduce energy consumption. 
Thereby, the national energy and climate goals are approached at the same time as 
modern, updated and more comfortable accommodations are created.24 However, when 
it comes to retrofitting, even though new energy efficiency measures have been 
developed, the building industry has been rather slow to adopt them.25 Earlier studies 
have concluded that if relevant technical means for energy reduction are available, even 
if they are economically feasible, they are not sufficiently used in building renovations. 
Both policy documents and the academic literature state that cost-effective energy 
measures are not always implemented. Thus, there is a gap between the potential for 
improving energy efficiency and the actual achievements. This kind of discrepancy 
between optimal and actual implementation is often referred to as the energy efficiency 
gap or the energy paradox.26  
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“To capture this potential and radically reduce energy demand from buildings, a 

holistic and long-term strategy for building renovation is needed […].”27 
 

An increasing number of renovations are needed to meet energy targets, but even 
though there are several energy measures available, they are not implemented often 
enough. Why is it difficult to enable measures leading to energy efficiency and energy 
reduction in renovation projects? This overarching problem has inspired my research, 
and with my study I want to contribute knowledge which can encourage implementation 
of energy measures in building renovations. 

Transforming existing building stocks to be more energy efficient and thereby 
meeting various energy reduction goals will entail a large number of refurbishment 
projects, and many professionals will be engaged in the process. Professionals in the 
building sector are important actors when it comes to the initiation, delivery and 
promotion of changes in infrastructure, according to Janda and Parag,28 and Parag and 
Janda,29 who define building professionals30 as middle actors. “Building professionals 

and practitioners neither produce nor consume energy, but through their work they 
shape and can alter the ways in which it is used. Building professionals are a critical 
part of the system needed to create zero-carbon homes, buildings and 
refurbishments.”31 They argue that there is a need to study the influence of these middle 
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actors from their position in the middle and outwards, taking a “middle-out” perspective 

instead of the otherwise more common top-down or bottom-up approaches. The middle 
actors can be regarded as important when it comes to greening the housing sector in 
new construction and renovations, but to be successful in these efforts radical changes 
in technology and work practices are needed.32 My study is about the meeting practices 
of the middle professionals as they handle energy measures in renovations. 

 

The aim of my study is to investigate the enabling or disabling33 of energy 
measures leading to energy efficiency and reduction34 by building professionals and 
other actors in renovation projects, specifically in the planning and design phase. A 
renovation project is divided into several phases and, from an energy retrofit 
perspective, many of these can influence the actual outcome of a renovation project. 
However, it is the early phase of the whole process, the planning and design phase, 
which lays the ground for energy efficiency and reduction as35“[t]he decisions taken in 

the early stages of the design determine the final result […].”36 In order to better 
understand the uptake of energy measures in renovations, I investigate the planning and 
design phase and its meeting practice. Then, the focus is on how and why energy 
measures are enabled or disabled37 rather than on what kinds of measures are 
implemented in the projects. The study is process oriented, which means that not only 
the goals and results are of interest, but so are the activities performed. The point is to 
understand why a specific measure is enabled or disabled rather than to judge whether 
the suggestions regarding energy measures are good or bad. 

My study objects are the building professionals and other relevant actors involved 
in and related to the planning and design phase meetings of renovation projects initiated 
by the municipal housing company Stångåstaden. In the planning and design phase, 
several meetings take place where employees of the housing company38 and external 
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consultants39 come together to form a temporary project group in order to decide how 
the project will proceed, which includes energy-related decisions, such as what energy 
measures should be enabled or disabled for the upcoming renovation. It is important to 
study how the building professionals in the middle handle energy issues in their meeting 
practices. This leads to questions concerning how these meeting practices can be 
changed in a more sustainable direction with a greater focus on energy. To argue for 
changing a practice, it is first essential to study the current meeting practice. 
Furthermore, other actors, who do not take part in the meeting practice, such as the 
investment group of the housing company, the Swedish Union of Tenants, and the 
tenants themselves, might play important roles during the course of the planning and 
design phase. Thus not only the middle actors are of importance, but so are actors above 
and below the middle in the renovation projects, which I include in my investigation as 
well. 

Stångåstaden’s goal is to reduce the use of purchased energy in their housing stock 
by 25% by 2025 (compared with 2011 figures), and it says that energy has become a 
part of the housing company’s work. This energy reduction is to be achieved in different 

ways, one of these being renovation of their building stock. The company seems to be 
on the verge of taking energy issues more into consideration, and I will investigate 
whether and how this is happening. This study represents a snapshot of the efforts made 
in renovation projects where the company initiates an inclusion of energy efficiency 
considerations in their business-as-usual renovation process. I have followed the 
planning and design phases of three housing renovation projects that had a stated goal 
of being energy efficient renovations. The following three research questions will guide 
my analysis: 
 How are energy measures discussed and transformed into plans and decisions by 

professionals in the middle? 
 Is the housing company’s 25-25 energy goal translated into the planning and 

design practice, and if so, how? 
 Why do the middle professionals decide to enable or disable energy measures in 

the planning and design of renovation projects? 
 

I also aim to study how the relations and influences between the middle and the 
other levels affect the enabling or disabling of energy measures. Another aim of my 
study is to test the usefulness and applicability of my analytical framework, the middle-
out perspective, for analysing the project combined with a practice theory approach for 
investigating the meeting practice and how energy is handled at the meetings. 
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The construction industry can be seen as a key player regarding climate change 
mitigation. In order to investigate the enabling and disabling of energy measures in the 
early phase of renovation projects, I frame my study with previous research related to 
energy and buildings (the built environment) and especially to studies on renovation.  

There are many different research contexts or fields as well as scientific disciplines 
researching energy issues in the built environment. Many studies about the built 
environment are of a technical and economic nature, dealing with different technical 
solutions or economically cost-effective ways to work with energy issues.40 Such 
studies do not directly relate to my study. I focus solely on research concerning the non-
technical dimension, and I therefore primarily refer to social science and 
interdisciplinary studies.  

I also look at studies that focus on low-carbon housing or on environmental or 
sustainability aspects in relation to renovations. In these studies, energy usually plays a 
role too, and the common goal of all of them is to mitigate climate change. This is 
relevant for me as I believe that the ultimate goal of enabling more energy in 
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renovations is to achieve energy goals that will help to mitigate climate change and 
global warming in the long run. 

In my research I use the term “renovation”. Thuvander et al. say that there exists 
no general definition describing building changes; however, many different, partly 
overlapping terms are used. A selection of the most common terms are alteration, 
adaptation, renovation, rehabilitation, refurbishment, retrofitting, restoration, 
reconstruction, retro-commissioning, modernisation, transformation and tune-up. The 
reason for this diversity of terms is that there exist many different types and scales of 
buildings. Additionally, there is a large range of actions that can potentially be taken as 
well as a plurality of reasons to renovate.41 Changes to a building can be simply minor 
repairs or refits that require little intervention, but they can also be major renovations 
that include large changes to the building. Changes can entail anything from, on one 
hand, preservation and conservation work in order to halt and address deterioration to, 
on the other hand, and partial to total demolition and reconstruction or replacement. 
There is general agreement about the use and definition of terms such as preservation, 
conservation, modernisation or rehabilitation; however, other terms are less 
unanimously used and have a wide span of interpretations. The term “renovation”, for 

example, is used by some to describe work involving minimal intervention, while others 
use it to refer to more extensive upgrading. Some authors use the term “retrofit” to 

emphasise the act of improving a building to a higher standard (e.g., even with respect 
to sustainable building objectives).42 I follow Meijer et al.’s definition of renovation; 

they used “renovation” to refer to modernisations, retrofitting, restoration, 

rehabilitation, and other such actions that go beyond maintenance.43 
My renovation research takes place in a Swedish context, but I also want to refer 

to a broader Northern European context, as my analytical approach is also relevant 
outside Sweden. In this section on previous research, I also chose I thus chose to include 
countries in Northern Europe, as these countries’ energy and housing sectors are similar 
to Sweden’s. 

The renovation projects I have studied involve rental apartments in multi-family 
dwellings. The renovation of properties differs in many respects depending on the 
ownership and type of tenure and also on policy and legal factors. Studies focusing on 
homeowners’ or occupants’ behaviour are less interesting for me as my study is focused 
not on the occupants or their behaviour but rather on building professionals. However, 
even though housing forms can vary in terms of social, economic, political and technical 
conditions and issues, relevant insights can be gained from, for example, structural, 
organisational, process or policy-related issues studied. I have entirely excluded studies 
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on historic buildings and commercial buildings, as both have very different 
preconditions compared with the types of buildings I am concerned with.44 

I begin this section by presenting research on energy and building45 on a general 
level, the approaches or perspectives that exist, what has been studied so far and how it 
could be changed to improve understanding of how to reduce energy consumption and 
improve sustainability in the built environment. I want to situate my research in a 
broader context and explain the approach my research takes. 

In the following section I will give a short overview of studies on energy and 
renovation since my empirical material concerns renovations. This is not an extensive 
literature review, but I show different areas, empirical fields and theoretical approaches 
previously used for studies on renovation and energy issues. I aim to show how complex 
this type of research can be and in how many different ways this can be approached – 
all with the intention of contributing to making the built environment more energy 
efficient and sustainable. After that I present a selection of research that is directly 
related to my research.  

This should provide important insights into some of the difficulties regarding the 
adoption of energy efficiency. Thus, at the end of this section the reader should have 
gained a deeper understanding of current research on energy, buildings and renovation. 
In this section on previous research, I also chose I also discuss possible ways to 
complement research on renovation and how renovations with the aim of increased 
energy efficiency could be studied. 

 

Schweber and Leiringer did a literature review about research on energy and 
buildings focusing especially on construction research and the analysis of non-technical 
dimensions. They investigate what the research objects are and different 
methodological approaches.46 They argue that even though there is widespread 
recognition of the importance of non-technical dimensions, research is limited to more 
individualistic studies focusing on occupants and occupant behaviour. When it comes 
to mainstream social science literature, then broader interests can be observed such as 
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policy developments, structural constraints on diffusion, the use of new technologies or 
the construction process itself. “The growing interest of more generalist scholars in 

energy and buildings provides an opportunity for construction research to engage a 
wider audience.”47 According to Schweber and Leiringer, key findings are that (1) there 
has been an increased interest in energy and building research and especially in the non-
technical dimensions over the last decade; (2) there is a disproportionate focus on 
occupants and, thus, a neglect of policy, organisational and implementation challenges; 
and (3) there are mostly positivist methodology approaches (comprising around 80%), 
and a focus on more interpretivist methodologies (comprising around 20%) could 
possibly contribute to the low-carbon and low-energy agenda in order to achieve greater 
engagement between construction research and mainstream social science research.48 

Over the last half-century the positivist research approaches (as they refer to the 
“engineering paradigm”) made important contributions regarding significant advances 
in engineered systems, with highly relevant and critical work.49 Schweber and Leiringer 
argue for the need for more construction research with an interpretivist approach to 
complement the other research orientations. For a more interpretivist approach, they 
give various examples of what this kind of research could pay attention to, including 
investigating how to explain and thus support the uptake, diffusion, and use of new 
technologies, materials, systems and processes. Other examples are research into how 
meaning, practices and institutional environments shape the supply and demand for 
energy as well as different characteristics of the built environment. Further, there is a 
need for studies about social and economic conditions locking the user into patterns of 
energy use. Schweber and Leiringer conclude also that there is a need for studies to 
better understand the obstacles and opportunities for more integrated whole-life and 
whole-system approaches. Another argument that Schweber and Leiringer bring 
forward is that it would be beneficial to persuade industry partners of the benefits of 
more long-sighted research:50“[…] interpretivist approaches direct attention to 

research into variations in the response of actors and firms to seemingly similar 
pressures, to case studies comparing the configuration of similar types of factors in 
different contexts and towards generalization on processes rather than outcomes. Much 
more importantly, however, it will mean that construction research will have much to 
contribute to the future development of a sustainable built environment.”51 My 
dissertation will contribute by presenting a rather long-sighted study which takes a more 
interpretive than positivist approach. Furthermore, I am doing a case study that has a 
process focus rather than an outcome focus, as emphasised by Schweber and Leiringer. 
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The theme of the paper by Janda and Topouzi is the relationship between research, 
the interpretation of data and storytelling. They refer to both renovation and new 
building construction. The argument is that stories, just like theories, offer a lens to 
focus and shape data interpretation. Thus, it is relevant to focus on the presence, absence 
and use of narrative structures which surround data. The authors recommend a more 
balanced approach using different kinds of tales by policy makers, researchers, 
implementers and users. They speak about a narrative turn, a turn towards conscious 
storytelling in energy research. According to them, it is important to recognise the 
relationship between stories and energy research, and it is possible to describe different 
types of stories (hero, horror, learning and caring) and how these stories are used.52 

In their literature review on energy and buildings, Schweber and Leiringer found 
that around 80% of the literature has a “positivist” approach. The hero stories and those 
taking a positivist approach share an alignment, as both aim for generalisable theories 
out of their context. The hero story can be seen as inspiring, positive and familiar, where 
technologies are harnessed in order to “save” society. Thus, in this type of story people 

do not need to change as technology will make all the necessary changes instead. In 
contrast to the hero story, the horror story would be something that no one wants to tell, 
as it is about failure, technologies that are not performing the way they should, 
equipment that is malfunctioning, a model failing to fully anticipate occupants’ 

behaviour and so on.53 
A learning story, on the other hand, searches more for meaning in a specific time 

and place, contrary to the universality approach of the hero story. The “interpretivist” 

approach comprises only a minor part, comprising around 20% of the reviewed 
literature by Schweber and Leiringer, which is similar to the learning story. In this story 
things might not be as simple as they initially seem to be, and the protagonists are 
normal people who need to overcome a challenge. Concerning energy policy, it could 
be this kind of learning story that approaches the gap between technical potential and 
what is actually achieved in practice. There is no universal pattern, no heroes and no 
villains either. The protagonists can be viewed as normal people responding to a 
challenge and they are not going to be saved by a hero and thus have to rely on their 
own actions. Compared to the hero story, the learning story can be more difficult; it is 
not as soothing, needs participation and reflection, and there is no single truth.  

Another approach to explore is one that adds ideas of ethics to the built 
environment.54 All participants could actually be included in the built environment and 
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come to more caring stories. The learning story shows more how the socio-technical 
system of the built environment actually behaves, while the hero story is more a 
description of how building physicists or energy analysts would like it to work. Since 
policy regimes generally fail to recognise the socio-technical nature of building 
performance, the caring story could help move things in this direction. There are often 
merely implicit objectives to get people to care about the environment as well as energy 
in order to moderate their behaviour. Public policies could support ethical caring, and 
regulatory regimes shape driving habits and practices. Regarding building performance, 
the regulatory regime is dependent on building physics and not as much on the skill of 
their operators or “drivers”. What if people had to take lessons and a test in order to 
demonstrate their ability to “drive” a building just as with cars? With this shift it would 

be more recognised that the built environment, just as with transportation, is a socio-
technical system and not just a technical one.55 

With the introduction of additional story types it is possible to enable greater 
flexibility for researchers, implementers and policy makers. The authors argue that, by 
focusing more on learning stories, one can move beyond the hero and horror or success 
and failure binaries. This allows a researcher to turn a hero story or a horror story 
(failure) into a learning story instead. The learning story should be seen as a 
complement to the hero stories. Often when researchers evaluate their research projects, 
different kinds of pressures might lead them to prove the hero story instead of 
challenging or changing it. But by adding a learning story, a “failure” can be seen 

instead as an educational opportunity that has broader possible outcomes.56 “Building 
performance is a situated learning opportunity that is currently underutilized. If these 
opportunities are to be grasped, then the use of hero stories will need to change, develop 
and alter into a myriad of learning stories, perhaps augmented by caring stories to 
establish new social norms of ethical conduct.”57 What this needs is a significant 
change in the current energy policy regime, which tends to view buildings as physical 
systems rather than as social technical assemblages, and thus imagination is favoured 
over reality and technical potential is favoured over social potential.58“ Harnessing the 
learning story and developing a ‘caring story’ could motivate policy-makers and the 
public to invest effort in building performance.”59 I agree with this and my dissertation 
is in line with a learning focus rather than a hero or horror story. 
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Janda and Killip criticise the claims that issues concerning energy and buildings 
can be addressed by technology instead of by changes in people’s behaviour. Such a 

claim is based on a determinist view where technology and people can be easily 
separated from each other (it is also related to the positivist approach and the hero story, 
as mentioned above). Another issue is that the task of social sciences is limited to 
investigating individuals who operate and behave as consumers or citizens, and there is 
little focus on the practitioners and professionals providing the services. Thus, social 
scientists are assumed to work only with changing homeowner behaviours. Exactly this 
assumption and its implications are challenged by Janda and Killip.60 I relate to this, as 
I also study professionals and the decisions they make concerning renovations. 

 

In relation to the learning story, I also see a building as a socio-technical 
assemblage and take inspiration from science and technology studies (STS). It can be 
concluded from different studies that energy efficiency policies were criticised as they 
appear to be too simplistic and believe in a rational and fully informed actor that can 
choose the best available technologies. Moezzi and Janda, for instance, argue that when 
it comes to energy efficiency decision situations, the social potential is as important as 
the technical potential.61 My analysis will focus on the social rather than the technical 
potential. Economic factors can play an important role in the analysis of energy 
efficiency and the choice of different measures to be taken during a renovation process. 
It is also crucial, however, not to overemphasise the economic incentives, and similarly, 
not to disregard other decisive factors such as culture, knowledge and routines. The 
latter are of importance in a renovation process when it comes to the negotiation and 
choice of technological solutions, measures or appliances. Guy and Shove, for instance, 
emphasise how important it is to understand cultural and social engagement when 
deciding on energy efficiency in building projects. Thus, it is important to understand 
the context in which choices are made in a renovation process.62 In that context, 
technology and society are interdependent and society as well as individuals are able to 
shape the technologies surrounding them, which has been studied in STS for a long 
time.63 The idea is to see that both the context and action are important, where context 
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means, for instance, available technologies and provision systems, and action means, 
for example, energy-related choices that are made during a renovation process.64 Energy 
efficiency is affected by socio-technical factors and relationships of social actors with 
material and semiotic aspects that are embedded in the built environment.65 

 
With this I can summarise that my dissertation is an interpretative study, a learning 

story that is placed in the broad framing of science and technology studies (STS) and 
thus relates to this type of research. Further, it is a social science study on energy issues 
and renovation that does not focus on individuals and their behaviour but rather on the 
professionals who make decisions that will shape the behaviour of people later on. 

 

In the general research on the built environment and energy issues, studies on 
renovation and energy are less common but are becoming more and more recognised.66 
Janda and Killip note that many studies focus on new housing and highlight that in fact 
for many years researchers and policy makers have paid less attention to renovations. 
It is often assumed that interesting innovations in housing design and the more radical 
technologies, such as passive solar, cannot be applied to existing housing – at least not 
easily. This is slowly changing, however. Large emissions come from the already 
existing buildings.67 Taking a demand perspective, it can be stated that newly built 
100% carbon-free homes would simply not have that great an impact on current carbon 
emissions, since emissions can primarily be cut down by renovating the existing 
building stock, as Janda and Killip emphasise.68 Also, Dodoo et al. state that “[t]he 
construction of new low energy buildings is important in the long term, but has little 
effect on the building sector’s overall energy use in the short term, as the rate of 
addition of new buildings to the building stock is low.”69 In recent years there was also 
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a growth in the refurbishment industry, which is expected to grow even more, especially 
due to the emphasis on sustainable development and economic conditions.70 It is 
assumed that building professions will change focus from new construction to 
maintenance or refurbishment of the existing building stock.71 

Even though renovation studies are not as common as studies of new buildings, 
various studies on renovation in the non-technical dimension can nevertheless be found. 
The studies address renovation and issues concerning how to meet different kinds of 
energy or CO2 reduction targets or how to set up and handle changes in renovation 
strategies to include increased energy efficiency. The studies address different issues 
and problems related to energy efficiency, low-carbon or sustainable renovation. 

The following two sections present different studies related to renovations. The 
first section shows a few examples of what studies on renovation are about. I present 
some examples of studies with different focus areas on energy and renovation from a 
non-technical dimension. This is followed by a section presenting some previous 
studies directly related to my research, where I discuss a few studies in more detail to 
exemplify how these have influenced my analysis, even if they are more peripheral. 

 

The overview is not extensive but shows the complexity of research on renovation 
in the non-technical dimension. Some authors are mentioned twice or more, as their 
research fits into more than one of the categories defined below. This does not represent 
an extensive literature review, neither is it an extensive and complete categorisation of 
research on renovation; these examples are simply intended to illustrate some different 
areas of focus. 

The studies on renovation focus on different kinds of actors, including professions 
and professionals in and around the renovation process,72 tenants or homeowners,73 and 
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housing companies (private or public), and some also do a stakeholder analysis or 
examine the involvement of different stakeholders.74 With respect to theory, one can 
find, for example, STS (science and technology studies) framed studies75 (e.g., with an 
actor network theory [ANT] focus), or practice theory framed studies on homeowners 
and others.76 Study topics include policy and regulations,77 the renovation process, 
lessons for renovation projects,78 or economic or societal challenges involved in 
renovating an aging building stock79 or using solar energy in renovation.80 There is also 
a broad range of studies investigating different environmental assessment tools for 
renovations81 or building performance. Additionally, many studies evaluate different 
aspects, for instance, different decision-making tools for renovations.82 
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Further, the studies can differ regarding their scale and ownership; for instance, 
they can be about renovation and urban development,83 different types of buildings and 
tenure, such as multi-family dwellings and rental apartments84 or privately owned 
single-family homes.85 It is also possible to investigate different time periods of 
buildings; in Sweden, many studies are about the Million Programme home renovation 
and special challenges related to that.86 The Million Programme buildings are multi-
family dwellings built between 1965 and 1975, which are often referred to as the 
“record years”. These buildings make up about 20% of the total building stock, 

according to Olsson et al. Now 40 to 50 years old, they are in need of extensive 
renovations, such as replacing the plumbing, ventilation, windows, roofs and so on.87 

Many studies have a broader approach than energy efficiency, focusing instead on 
sustainable renovation in one way or another. 8

88 Sustainable renovation is referred to as 
handling renovation needs and also contributing to fulfilling central societal targets. 
Interpretations of what sustainable renovation entails vary to a high degree.89 For 
example, on one hand, Olsson et al. use sustainable renovation to indicate how energy, 
environmental and indoor environmental quality aspects during a renovation process 
are dealt with.90 On the other hand, according to Thuvander et al. sustainable renovation 
aims to fulfil the dimensions of environmental, social and economic sustainability when 
making changes to buildings. Debates around sustainability typically focus on energy 
savings and environmental issues. However, in relation to existing housing, the social 
dimension, which refers to the residents and their connection to the site, also becomes 
important.91 
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There are many studies dealing with barriers hindering the implementation and 
adoption of energy efficiency measures in renovation, including in a Swedish context. 
Thereby, different authors have defined different barriers impeding the implementation 
of various measures that would result in more sustainable or energy efficient 
buildings.92 Barriers should be minimised in order for sustainable practices and energy 
efficiency to be developed and integrated in the built environment. The identification 
of various barriers is important since it helps construction professionals to get a better 
understanding of how to successfully handle sustainable and energy efficient design 
and building construction. The identification of factors that can hinder the uptake of 
energy efficiency measures or sustainability aspects can be a way to understand them 
better and overcome them in the long run. In my study I want to focus on what hinders 
the uptake of energy efficiency, even if I do not explicitly regard these as barriers. As 
Palm states, it can be regarded as important to define and redefine identified energy 
efficiency barriers to challenge existing solutions and then to be able to develop new 
ways to approach companies as well as other actors.93 

Examples of established barriers include the fear of high investment costs and 
problems with profitability, lack of knowledge about sustainability aspects, lack of 
simplified evaluation tools (for decision making), insufficient knowledge of building 
stocks, and lack of coordination between energy saving and other measures. It can also 
be said that few property owners are able to address sustainability aspects of a 
renovation project. Consequently, very few property owners manage to address 
sustainability aspects throughout a renovation project in a suitable way. 

One can argue that it is important to find ways to overcome these and other barriers 
in order to develop sustainability management procedures for the built environment.94  

None of these articles in the built environment applied barrier theory as theoretical 
framing.95 The barrier theory approach is often chosen to find explanations for the 
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energy efficiency gap (often in relation to industrial energy systems), but it has 
limitations as, for instance, discussed by Shove or Palm.96 

 

My research has to do with the early parts of a renovation process, with a focus on 
the middle professionals and their meeting practice during the planning and design 
phase which leads to enabling or disabling energy measures. Therefore, studies that are 
particularly relevant for me are (1) those concerning renovation processes, specifically 
the early phase, which I call the planning and design phase; (2) research on 
professionals and (3) research with a practice theory framing. 

Additionally it can be mentioned that the buildings I studied were built in the post-
war period. According to Thuvander et al., homes built in the Million Programme 
period are getting considerable attention today, but there is a lack of knowledge about 
the specific challenges and opportunities for the renovation of the somewhat older 
stocks. Around 26% of apartment buildings in Sweden were constructed during the 
Folkhemmet period, stretching from 1941 to 1960, according to Thuvander et al.97 The 
homes from the Folkhemmet period were built with inspiration from political and 
architectural ideological programmes aiming to ensure good housing for all citizens.98 
The idea was that citizens have a right to good, affordable housing and it was a keystone 
in the construction of the Swedish welfare state. To achieve the goal, generous loans 
were established for housing linked to demands that certain standards be met (e.g., with 
regard to central heating and to bathroom and kitchen fittings).99 The political idea of a 
good home for everyone was first presented in the late 1920s and debated and 
formalised in the 1930s, but it was not implemented until after World War II. Apartment 
buildings from this period (1941 to 1960) are now in need of extensive renovations due 
to wear and tear, high energy consumption, and poor indoor climate. Despite their age, 
there are still large numbers of dwellings from the Folkhemmet period which have not 
yet undergone any major renovations.100 The buildings renovated in my case come from 
this time period before the Million Programme homes. 
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There are various studies arguing for the importance of the early phases in 
renovation projects. However, in relation to all the areas that are studied, the studies on 
early phases are (still) few. When it comes to energy efficiency, it is exactly in this 
phase that decisions are taken on what kind of energy efficiency or saving measures are 
to be implemented. Thus, I find it interesting to investigate the planning and design 
phase in a renovation process. In this phase, professionals meet, discuss and decide what 
energy efficiency measures should be included (enabled) in the renovation process and, 
thus, be in the procurement document.101 When it comes to negotiations regarding 
which energy efficiency measures to implement, the role of the building professionals 
in this phase is fundamental for the final decisions. 

Nielsen et al. did a study on decision support tools for building renovation as an 
important source of assistance when setting goals, in this case for sustainability, and for 
making sure that objectives are met throughout the process. They argue that the process 
of renovations and of constructing new buildings are quite alike. The main difference 
is that with a renovation there is the big constraint of having an already existing building 
as well as a building site and existing users (tenants). The overall phases can be 
described as “pre-design”, “design”, “(re-) construction” and “building operation”.102 
The phases of “pre-design” and “design” are iterative, and “sub-iteration” occurs over 

the process as, for instance, there is a constant evaluation of the design proposals by the 
architects or engineers. They focus on what they refer to as “pre-design” and “design” 

phases. Based on their descriptions, this is more or less similar to what I refer to as the 
planning and design phase – or simply, the early stages of a renovation project. Their 
study is about the use of decision-making tools in making decisions, especially during 
the early phases of a renovation process. I will present some interesting insights for my 
study concerning what should be considered when making decisions about how to carry 
out a sustainable renovation. With this description of their work I do not do justice to 
the work Nielsen et al. have done concerning decision support tools, but it is described 
in their article and can be found there. I want to take one important lesson from their 
work for my research, which is that it is important to define a problem, set the right 
goals (weighing criteria and having alternatives etc.) and also to evaluate alternatives.103 
“The first key step in the renovation process is defining the goals, objectives, and 
criteria since all the following phases are adapted to these strategic and important 
aspects. This strategic area can, in fact, be seen as the rational heart of the entire 
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process.”104 It is important to set the right goals which solve the right problems and then 
find the best alternatives for that.105 

 
Thuvander et al. present a description of the renovation process, stating that the 

process of a renovation or new construction has rather similar phases which can be 
summarised as “pre-design/preliminary investigation or programming”, “design”,   
“(re-) construction”, “commissioning”, and “occupancy or use”.106 They argue that 
more emphasis (time and resources) should be placed on the preliminary investigation 
phase in order to be able to achieve good results in the whole process (i.e., from pre-
design through to occupancy/use). According to Thuvander et al., it is common for 
renovation processes to begin with poor documentation of building conditions. Thus, 
they focus their research on this early phase. It is in this phase, the main directions and 
goals for the renovation are identified and crucial decisions are taken.107 “When a 
property owner or construction client has identified a need for a major renovation, 
usually a preliminary investigation is carried out in order to survey and investigate 
special issues and to establish a relevant documentation. The preliminary investigation 
is an important part of renovation and alteration projects.”108 The local planning and 
building committee can ask for a preliminary investigation if the property owner does 
not conduct one. A thorough preliminary investigation is broad and can refer to the 
collection of different types of information, including a building inventory status, 
establishing the documentation of the building before the alteration is begun. Thuvander 
et al. refer to Nordling and Reppen, who state that in Sweden such a preliminary 
investigation is required by law. This preliminary investigation should, according to 
Nordling and Reppen, contain surveys of the building as well as its environment (for 
instance, the local context, general impressions, technical status, maintenance status); 
user requirements documentation; documentation of property data, contracts 
concerning the building; history, such as the building year, previous renovations, users 
or even previous colour schemes; and, additionally, drawings and pictures (construction 
drawings, historical drawings, sketches, and photographs).109 They state further that this 
information – and the preliminary investigation itself – should be objective, without any 
subjective evaluations. Like Thuvander et al., I have also studied an earlier phase of a 
renovation project. In the planning and design phase I studied, inspections were also 
included, even though they did not play a major role.110 
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Olsson et al. conducted a study focusing on the entire renovation process, and thus 
also include results on the early phases. They examined how sustainability aspects are 
handled by Swedish property owner organisations and what barriers they encounter. 
Thus, they studied what they refer to as sustainable renovation, which, for them, focuses 
on energy, environmental aspects and indoor environmental quality aspects. Far-
reaching renovation projects that focus on reducing energy demand together with 
enhancing the indoor environment are still mainly regarded as pilot cases, contrary to 
the production of new buildings, and in Sweden they are only done on a small scale.111 
They conducted semi-structured interviews with six Swedish property owner 
organisations selected with a view to having a representative sample of the housing 
industry (small and medium-sized private companies, housing cooperatives and large 
publicly owned companies; the latter is the kind of housing company I studied).112 The 
results were presented in six areas of interest and in different phases of the process 
related to sustainability aspects. I will come back to this in more detail in section 4.1.2. 
They also identified important barriers and wanted to show further developments of a 
process model that aims at systematising the integration of energy, environment, and 
indoor environmental quality as aspects as well as addressing these properly throughout 
the entire renovation process. In summary, some key points for this kind of process 
model are “to suggest routines, provide checklists and tools, and offer guidance for 
formulating sustainability targets.”113 Also, in order to achieve a more sustainable built 
environment, government subsidies and other incentives are required, as well as new 
kinds of business models which give environmental considerations a higher priority.114 

Boudeau studied the design phase with a focus on the design team of construction 
projects and the coordination of expertise; although this case did not have an energy 
focus, it still offers interesting results.115 She concluded, “The coordination of work and 

expertise in construction projects is often treated in terms of models or formal rules. 
However, much is to be gained, if we are to understand it, by examining actual 
coordination practices.”116 This is a call for thorough empirically grounded 
contributions on how to better understand what happens in the early phases of 
construction projects, which I want to do with my research. I can conclude that there is 
a need for thorough empirically grounded contributions that can provide a better 
understanding of what actually happens in the early phases of construction projects. 
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There is a recognition of the need to change the structure of professional 
practice,117 even though this might be a minority view, as Janda and Killip claim.118 To 
optimise the available technical and social strategies for each building in order to 
achieve the best results possible is a challenging task for the fragmented construction 
industry. For housing refurbishment, usually small and medium-sized enterprises are 
involved, including general builders, specialist subcontractors (e.g., roofing 
contractors), plumbers, heating engineers, electricians, architects, design engineers, 
project managers, building control inspectors and others. These people and groups are 
often regarded as “intermediaries” when it comes to the technology adoption process 
since they are in a position between the technologies and the end users. Further, in their 
position they are expected to deliver low-carbon or energy efficient refurbishment at 
the client’s request.119 Janda and Killip argue that expertise matters, but it is not equally 
distributed. If low-carbon refurbishment is to be successful, then quality design as well 
as highly skilled installations are needed, especially regarding insulation, thermal 
bridging and airtightness.120 It may be the case that some intermediaries have more 
expertise than others and as a result the supply of low-carbon refurbishment does not 
respond perfectly to the demand.121 Considering that intermediaries have their own 
practices, ways of thinking about problems and ways of working, Janda and Parag, and 
Parag and Janda122 argue for a middle-out perspective instead of one that focuses on 
intermediaries. I will discuss this more below and in the theoretical chapter, in chapter 
2. In their work on professions, Janda and Killip wonder, “How might the need for low 

carbon refurbishment change the roles of professions, and their interactions? How are 
existing professions developing to meet the challenge? Which professions will gain 
control over the new activities involved in low carbon refurbishment?”123 With this 
endeavour, they aim to change the discussion from “what needs to be done” in order to 

manage a reduction in carbon emissions and energy consumption in the existing 
building stock and rather ask questions concerning “who will do it and how”. What 

ability might the professionals have in order to promote or reject the implementation of 
sustainable strategies in the existing housing stock? They introduce and suggest a so-
called socio-technical “system of professions” approach.124 This approach addresses the 
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role of experts as well as expertise regarding refurbishments. Furthermore, this 
approach is an intersection of two already existing theoretical approaches, namely, 
innovation in socio-technical systems (STSs) and the system of professions by Abbott 
1988.125 I also study professionals in the early phase of renovations and the meeting 
practice in the planning and design phase to gain insights on why energy measures are 
enabled or disabled. I therefore do not use their system of professions approach, as the 
focus on professions would be a slightly different research focus than mine. This could 
be added or incorporated in future research, however. 

There are only a few studies on the role of middle actors in renovations applying 
a middle-out perspective, while there are many studies on buildings or the there are 
many studies on buildings or the construction industry with a focus on specific 
professions, such as architects, viewing their roles as intermediaries. Studies on 
intermediaries in the building sector lean on an assumption that they play a role in 
spreading innovations or facilitating the transition to sustainability/energy efficiency. 
For instance, architects play a role as intermediaries in the transition to sustainable 
building projects126 and in the dissemination of passive houses. Intermediary 
organisations may have the same function as the individual professionals serving as 
intermediary.127 Also, intermediaries play roles in the general transition to more 
sustainability with systematic intermediary organisations,128 and building operators 
have a mediating role between end users and technological systems aimed at improving 
energy efficiency.129 

Janda and Parag, and Parag and Janda130 developed the middle-out perspective as 
an alternative to the intermediary approach. Parag and Janda say that it is important to 
focus on the middle of a system, which plays a more important role than is usually 
recognised. This middle-out perspective can be seen in relation to the growing literature 
on intermediaries. In the intermediary literature it is recognised that these actors have 
the potential to create change in different areas and ways. What the literatures on 
intermediaries and the middle have in common is their view of the middle as being more 
than just a filler. Middle actors have their own functions and qualities, which are both 
unique and crucial when it comes to effective and durable systematic change. The 
middle-out perspective, however, is not a duplication of the intermediary approach; 
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rather, there are overlaps. Parag and Janda conclude that even though middle actors and 
intermediaries might operate in the same space, it is the conception of the influence and 
abilities that sets these approaches apart. Parag and Janda’s perspective makes it 

possible to highlight and point to new and unique qualities and functions of the middle 
as well as strategies for action,131 and it emphasises that middle actors are more than 
intermediaries situated between energy consumers and governments or end users and 
technology, the bottom and the top. Rather, the middle agents are active participants in 
systems, and they have the capability to create or prevent change at the top or bottom, 
and from the middle out.132 

Janda et al. applied the middle-out perspective and researched low-carbon housing 
refurbishment in the UK and France in relation to building expertise.133 Another 
example is Goulden and Spence’s study of the role of facility management (FM), a 

middle-level key actor in organisations regarding energy use. According to Goulden 
and Spence, a recurrent theme in organisational middle management literature concerns 
their exclusion from the exercise of power. However, some other authors within this 
type of literature stress that the power of the middle management on the performance 
of an organisation shows that the middle management has agency, for example, when 
resisting the implementation of strategies decided upon from above.134 Goulden and 
Spence also highlight the middle-out perspective to energy transition suggested for 
energy research by Janda and Parag, and Parag and Janda.135 The middle shapes the 
supply and consumption of energy within buildings and thus is crucial for the energy in 
transition processes. Similar to Goulden and Spence, I will apply this approach in 
relation to an organisation. 

Within energy research there is much literature on intermediaries which describes 
what is done at various general levels of a system, including the middle. However, the 
work practice of the middle actors is not much researched, and my research will 
contribute to knowledge in this area. Janda and Parag argue that there is a need to study 
the middle actors, for instance, building professionals, and follow their influence from 
the middle out. They are important actors when it comes to greening the housing sector 
in new buildings and in renovations. According to Janda and Parag, the middle is more 
unfamiliar territory, even though building professionals are rather crucial agents when 
it comes to initiating, delivering and promoting changes in infrastructure.136 The 
middle-out perspective is one theoretical approach I chose for my research, inspired by 
the middle-out perspective developed by Parag and Janda. However, I apply it 
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differently than, for instance, Janda et al.137 did, since I do not aim to focus on the 
industry as a whole or the national policy makers’ level. In my study I investigate 

middle professionals at a company level. The middle-out perspective will be further 
discussed in the theoretical chapter, in chapter 2. 

 

Social relations and discussions, negotiations and agreements between the 
involved professionals in the planning and design phase are decisive for the result, 
meaning how energy efficient a given building will become. The planned and 
implemented energy measures are determined and influenced by the experience, 
routines and habits that exist in a group. A renovation process can be enabled or disabled 
by negotiated agreements. The focus on social negotiations and agreements can be a 
way to understand why energy measures and technologies are enabled or disabled.138 
Karvonen argues that a social practice approach can be useful to gain an understanding 
of the complexity of retrofitting an area in which it is difficult to find a “one-size-fits-
all” approach. The complexity stems in part from the diversity of the housing stock, the 
gap between modelled and actual performance, and the continuous introduction of new 
and improved building products.139 Many elements must be considered, and I want to 
understand what happens at meetings when energy measures are discussed, thus I have 
chosen a practice theory approach to combine actors and structures in the analysis. The 
practice theory approach helps me to dig deeper into the meeting practice of the 
planning and design phase and examine how energy measures are dealt with. Finally, 
with my research I want to contribute to the work practice of middle actors, as this has 
not yet been much researched. Research on building and practice theory is usually 
focused on homeowners and their energy use practice. Bartiaux et al. did a study on 
renovation applying a practice theory approach; however, it was related to 
homeowners’ renovation practice and Palm and Reindl applied the practice theory 
approach for professionals in renovation projects.140 

 

In this first chapter, Introduction – approaching energy efficiency in building 
renovations, I have introduced the topic of study and the problem that inspired me to 
do my research. I have presented the aim of the study and its research questions. Further, 
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I have situated my thesis among previous studies on energy research related to buildings 
and renovation. 

In chapter 2, Middle-out perspective and practice theory – analytical framework, 
I present my theoretical framework and analytical tools. I introduce the two main 
theoretical approaches for my study, first separately, describing how they were intended 
to be used, and then I present how I use these approaches in combination in my 
analytical framework. 

In chapter 3, Methodology and material, I develop the methodological approach 
for my thesis. I explain my research design, process, fieldwork period, the case study 
approaches and the methods used, which include semi-structured interviews, 
observations and document analysis. I also give an overview of my material. 
Furthermore, I present reflections on the possible influence of the researchers in the 
projects. I end the chapter by elaborating on the case study approach and issues of 
generalisation. 

Chapter 4, Setting the scene for renovation projects, gives an overview of 
background information related to energy efficient renovations in Europe, and 
especially in Sweden. I present my case and material, comprising an overview of 
Stångåstaden, their goals, the process of the planning and design phase, the participants 
in that process, and an overview of the renovation objects. 

In chapter 5, Locating the middle in the planning and design phase, I explain how 
I apply the middle-out perspective to my material and who the middle professionals are 
in my study, what they think is important to achieve with a renovation, and their views 
on energy efficiency in renovations. Further, I show what kind of energy measures were 
included in the actual tender documents as a result of the planning and design phase. 

Chapter 6, Energy efficiency in the project groups’ meeting practice, focuses on 
the middle professionals and the meeting practice of the planning and design phase. The 
analysis is guided by practice theory. 

In chapter 7, Where there is a middle, there is a the top and a bottom, I explore all 
actors involved in the planning and design phase and thus expand my focus on the 
middle to also include the top and bottom and their role. I also explore influences 
between the top and the middle, the bottom and the middle, and the sideways influence 
from the middle out. 

In chapter 8, Discussion and conclusions, I relate to the aim of my study and 
summarise what I found regarding how energy is dealt with in renovation projects by 
different actors and why energy measures are enabled or disabled. 
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In this chapter I situate my thesis theoretically by presenting the two main 
theoretical approaches employed for my analysis: first, the “middle-out” perspective 
developed by Janda and Parag, and Parag and Janda141, and second, a practice theory 
approach, mainly as developed by Gram-Hanssen.142 

Section 2.1 focuses on the professionals in construction, and specifically in 
renovation, from a middle-out perspective. Section 2.2 presents practice theory 
approaches and concepts, where I take inspiration from Schatzki143 and focus mainly 
on the furthering of the practice theory approach used by Gram-Hanssen.144 The two 
theoretical perspectives and approaches are presented separately, describing how they 
were intended to be used. In section 2.3 I describe in more detail how I use these 
theoretical perspectives and approaches in my analytical framework created in an 
abductive process. I discuss how I combine them and apply them somewhat differently 
from what was originally intended. 

 

In my analysis of how energy and energy measures are dealt with in renovation 
projects, I will focus on the middle in the planning and design phase, which is not as 
common as utilising a top-down and bottom-up approach. Janda and Parag have 
emphasised the importance of the middle and argue that the middle should be seen as 
something more than a “filler” between the top and the bottom. They show how the 
middle-out perspective can be used to study building professionals as well as other 
groups (such as congregations and commercial real estate companies). Their research 
shows that the middle has its own characteristics, logic and influence in contrast to 
much of the literature on what is labelled “intermediaries.”145 
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With my investigation I will deviate from the middle-out perspective’s original 

between-organisations focus and instead focus on one project phase in renovation 
projects initiated by a housing company, thus I have a within-organisation view. 
However, since external consultants are contracted for the planning and design, and the 
Swedish Union of Tenants (and the tenants) also play roles, the between-organisations 
focus comes in too. Therefore, my case setting is not purely within organisations; 
instead, my starting point is within one company, which, however, brings in different 
building professionals through insourcing of consultants, thereby combining elements 
of a within- and between-organisations view. I will elaborate on this adaptation in more 
detail in section 2.3. 

I chose the middle-out perspective because of its focus on the roles of building 
professionals and practitioners in the middle levels for improving energy performance 
in buildings and for exploring their potential to enable (or disable)146 more energy 
efficient buildings. Janda and Parag147 argue that further research is needed about how 
the middle can be activated and encouraged to play a more important role for improving 
energy efficiency in buildings, and with my research I want to contribute to this, but 
with a slightly altered focus. 

 

My interest concerns the middle actors in renovations, which are the building 
professionals and practitioners in the construction sector. Janda and Parag note that 
building professionals and practitioners (referred to as building professionals) are 
broadly defined as individuals or groups working in construction, refurbishment, 
management, letting and valuation of buildings or supplying materials or technology 
for such services. These building professionals perform various tasks as individuals or 
groups (e.g., architects or engineers), practitioners (e.g., builders) and retailers (e.g., 
“do-it-yourself” stores and their employees).148 I am interested in the work of such 
building professionals and how and why they decide to enable or disable energy 
measures during the planning and design phase of a renovation project.  

 

The middle, with its own unique functions and qualities crucial for energy 
transitions, is more than just a filler.149 When the middle is regarded solely as a rule 
follower it is simply overlooked and, as a consequence, the middle is an unfamiliar 
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territory. Parag and Janda emphasise that a focus on the middle should not be seen as 
an alternative to a focus on the top or bottom; rather, it should be regarded as a means 
to support a different way to elaborate on change. In this sense the middle-out 
perspective is complementary to the top-down and bottom-up perspectives.150 The 
middle-out perspective argues that the middle professionals are vital actors as regards 
social and technological innovations. 

In the middle-out perspective, the middle actors’ agency and capacity are 
elaborated upon.151 In short, agency means that actors are able to make choices, while 
capacity, which relates to individual capacity as well as to structure, refers to actors’ 

ability to act and perform according to their choices. Parag and Janda “[…] argue that 

the middle is well situated to make change, particularly in terms of agency and 
capacity.”152 Crucial questions regarding societal transformations are “Who has the 

capacity?” and “Where does the agency lie?” In theory, the more that agency and 

capacity overlap, the more potential there is for long-lasting change. Actors’ agency 
and capacity are crucial for their ability to influence other actors’ agency and/or 

capacity.153 
Janda and Parag have a sociological basis for their agency and capacity 

considerations, where individual actions, behaviour or behavioural change can be 
explained with reference to structure and agency. The term “agency” describes the 

capability of individuals to act independently and the ability to make choices. In 
contrast, the term “structure” refers to factors shaping and limiting opportunities for 
individuals; examples include religion, social class, ethnicity, and gender. Agency and 
structure have long been regarded as alternative ways to explain behaviour. For 
structuralists, the agency of individuals is explained by the operation of structures, 
while theories focused on agency say that the individual “agents” have the capacity to 

(re)construct their own world. There are other, more integrative, options introduced by 
modern social theory that emphasise a balance between structure and agency and see 
structure and agency as complementary forces. They argue that human behaviour is 
influenced by structure, but that it is also possible for humans to change the social 
structure they live in.154 Hence, one can say that usually individuals have agency to 
some degree regarding their behaviour. However, it has to be noted that this agency is 
influenced and shaped by social norms and orders as well as established practices, that 
is, by structures (which resemble capacity in the middle-out perspective). 
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A durable and effective behavioural change may be created when individuals are 
capable of changing their behaviour and when this is supported by structural factors and 
elements. Communities, organisations and networks that individuals are embedded in 
or affiliated with bring such social norms, order and practices during different parts and 
phases in life. It can be argued that these mediating entities possess and harness more 
resources and have greater capacity to bring about change than individuals do. This is 
shown in figure 2.1.155 

156

As regards energy transitions, actors in the middle are commonly overlooked by 
policy makers, who usually focus either on the so-called big actors on the top, for 
example, energy utilities, which are capable of bringing change but usually lack the 
ability to affect individuals’ behaviour, or on the bottom, for example, the energy 

consumers, who have the agency to bring change but often lack the capacity to do so.157 
The bottom has agency since they repeatedly take energy-related decisions, such as 
which appliances to buy, whether to travel by air or by car and so on. What shapes, 
limits and influences this agency are things like social norms, income, knowledge, 
available technology or established practices. Top actors, for instance, managers of 
energy utilities or of governments’ own infrastructures, have control over technology, 

political power and money. However, they have limited agency concerning the 
decisions made by the bottom group, but even if the top’s agency to influence individual 

behaviours is relatively low, they have a high capacity to do so.158 The middle is situated 
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in a position where they can create change: “As agents, these middle actors might be 

better ‘equipped’ with qualities the top lacks, such as trustworthiness, legitimacy, and 

ability to shape social norms. At the same time they might have resources that the 
bottom lacks, such as established procedures; information channels; the ability to 
coordinate activities, time, tools, expertise; and the ability to shape practices.”159 Thus, 
it is possible for the middle actors to influence and support new behaviours both at the 
top and bottom levels. The middle actors have agency over behaviour that is not as high 
as the bottom’s, but higher than the top’s. In turn, their capacity is higher than the 

bottom’s and lower than the top’s.160 
Parag and Janda argue that because of their position, and their agency and capacity 

qualities, the middle actors can enhance the levels of agency and capacity of other 
actors. Also, the overlap between these two levels of agency and capacity might 
increase. They argue further that middle actors could also be important agents of 
change, performing vital functions in transition processes which other actors are not 
able to do easily or at all, and thus durable change can be achieved.161 

 

By focusing on the middle professionals in building renovations, it is possible to 
discuss whether the middle-out perspective can assist in understanding the process of 
change towards increased energy efficiency. 

The middle has influence and is able to promote change in different directions; 
upstream, to the top, for instance, to governments or energy utilities; downstream, to 
the bottom, such as to customers or clients; and sideways, between groups working in 
the same area or level. This illustrates that the influence goes from the middle out.162 
Figure 2.2 shows the directions of influence of the middle according to Janda and 
Parag.163 
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The middle, besides having influence in different directions, also has different 
ways to exert this influence, and thus different modes of influence can be distinguished. 
Three types of influence are suggested by Janda and Parag: (1) enabling, (2) mediating 
and (3) aggregating.165 

(1) Enabling (with its opposite disabling) is related to technology adoption. 
Enabling means that a technology or strategy is allowed to be taken up and used in a 
project. The professionals adopt a strategy that can work with minor changes in the 
environment where it should be implemented. The technology or strategy as such does 
not have to change in order to fit in the context. Disabling means that a technology or 
strategy is not admitted to a project.166 Janda and Parag give as an example of enabling 
professionals who install cavity wall insulation to the level required by building 
regulations. Disabling is exemplified by professionals rejecting or refusing an available 
technology or strategy. 

(2) Mediating is about participation, change and alteration. A professional who 
has adopted a technology, strategy or process mediates it by changing it to some extent 
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in order to adapt it to better suit the specific situation or project in which the professional 
is involved. For example, professionals mediate a strategy to relate the specific situation 
to the law. Mediation can be seen as a participatory mode, a process of iterative 
discussion, like that involved in collaborative design. Janda and Parag give as an 
example professionals who adjust an energy efficiency measure to a specific situation, 
like installing cavity wall insulation to a higher performance level than required by law, 
or installing a lower level of insulation, for example, if the cavity depth does not 
accommodate the legal level.167  

(3) Over time, building professionals collect and accumulate expertise and 
experience from work with a large number of buildings, which results in their 
aggregating knowledge. Professionals involved in many projects (concurrently or 
sequentially) then utilise what they learn from one project in the next. The ability of 
professionals is thus based on their work experience as they see and act upon patterns 
across the building stock. Janda and Parag give as an example a professional who can 
see that a building is in need of a combination of strategies based on his previous 
experience, or who knows what type of insulation will fit which building in order to 
meet the required level of thermal insulation.168 

Middle actors are regarded as important when it comes to improving energy 
efficiency in new as well as existing buildings, and since they can enable technology 
adoption, mediate policy goals and aggregate technical opportunities, they manifest 
their influence.169 Janda and Parag emphasise, also in relation to the mode of influence, 
that they are not as distinct as the direction of influence (upstream, downstream, and 
sideways). There are in fact blurred lines between the different modes of influence, for 
instance, between enabling and mediating an innovation. Replacing a triple-glazed 
window in a building renovation, for example, might require some adaptations to fit it 
in the existing window frame.170 

 

 

Some difficulties with the middle-out perspective are addressed by Janda and 
Parag171, and Parag and Janda172. First, Janda and Parag argue that it is hard to give a 
strict definition of what, who and where the middle is; it might even be problematic and 
regarded as relative or subjective. Hence, the term is vague and lacks a clear definition. 
Generally, it is easier to define the two ends of a dimension (the bottom and top) than 
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the area that lies in between (the middle).173 Therefore, they argue that a finer definition 
of the middle is needed, especially in relation to energy and climate policy. 

Second, Janda and Parag argue that middle actors, in order to exert influence, need 
links to the top and bottom. But they also say that not all middle actors have such links. 
It is a challenge to find and recognise the right actors for specific tasks.174 

Third, Janda and Parag also note that the middle actors have their own agenda and 
interests which are not necessarily in line with the change that the top has told them to 
drive. Further, middle agents could be in a powerful position where they can manipulate 
the top and/or the bottom and thereby shift goals to fit their own interests.175 

Fourth, regarding the question of who the middle is, Janda and Parag say there is 
no cohesive group definition. In general, within energy research, who, what and where 
the middle is might be conceptualised in several ways. Looking at the energy system 
more generally, one can refer to the interface of supply and demand (e.g., including 
transmission and distribution systems). In the energy demand field, other examples of 
the middle could be the role of actors in the supply chains, for example, property agents, 
builders, architects or engineers.176 I will elaborate on my definition of the middle in 
section 2.3. 

 

There are many researchers who argue that practice theories are promising for 
raising policy and research questions as regards the agenda of achieving more 
sustainability.177 I use an approach drawn from social practice theories for my analysis 
to study the meetings of project groups in the planning and design phase for three 
renovation projects. I look closely at how energy questions, goals and energy measures 
are handled during the meetings with the aim of understanding how decisions 
concerning which energy measure to enable or disable are prepared. To analyse 
negotiations among the middle actors in the project groups, I argue that it is possible to 
conceptualise the planning and design phase meetings as a practice in itself.178 There 
are many different practice theories, and I will apply Gram-Hanssen’s179 developments 
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of practice theory, but I am also inspired by Schatzki’s180 work on practice and 
organisations. Thus, I use Gram-Hanssen’s181 practice theory approach in a work setting 
rather than a household setting as she does in her research.  

From a building energy efficiency perspective, there are elements holding a 
practice together which affect end-use efficiency, life-cycle efficiency and 
environmental impact (different elements will be presented below). Practice theory and 
the analysis of practices provide promising tools for understanding how best to improve 
these.182 I do not investigate everyday household practice in relation to energy use but 
instead the practice of the professionals as they prepare for and take decisions on what 
energy measures to install in an apartment when doing a renovation. As Janda and 
Killip183 ask with regard to technology, people and buildings: Who are the people that 
matter the most? This is certainly difficult to answer, but, for example, Janda and 
Killip184, Janda and Parag, and Parag and Janda185 and I pay attention to the people 
deciding on the choice of technology to be installed rather than to the people using the 
technology. I look at the practices of the professionals choosing the technology and how 
they act and negotiate during the planning and design of building renovations. 

 

There is no unified theory of practice; rather, it is a fragmented body of theories. 
There are different scholarly traditions for what is described as the practice turn in social 
science.186 As Nicolini says, practice theory is a broad family of theoretical approaches 
that have historical and conceptual similarities. Practice theory “can only be 
approached as plurality”.187 

Nicolini gives a broad historic overview of the different scholars using a practice 
theory approach or an approach related to practice theory, and he emphasises that there 
are many authors in social theory who use elements or parts of a practice theory 
approach or relate to practice theory. Practice theory claims its roots in a number of 
diverse approaches and traditions, from the Greek classics to Marx, Heidegger and 
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Wittgenstein, to Giddens and Bourdieu and on to contemporary developments.188 
Reckwitz also gives an overview of social theory and the position of practice theory 
within social theory and describes the development from the homo-economicus to the 
homo-sociologicus to the homo-practicus.189 Nicolini shows approaches within practice 
theory mainly dealing with work and organisational matters.190 Also, Schatzki 
elaborates on the use of practice theory for the study of organisations.191 There are also 
many researchers using social practice theories in order to understand everyday 
practices in relation to energy consumption.192 These studies all refer to and use the 
practice theory formulated by Schatzki, then further developed by Reckwitz.193 For 
consumer studies, practice theory was (re)introduced mainly in the 2000s (Shove and 
Pantzar194, Warde195). These approaches follow from Giddens’ structuration theory 
(Giddens) and the outline of a theory of practice by Bourdieu.196 For the energy 
consumption studies, the contributions from, for instance, Shove and Gram-Hanssen, 
are referred to in many other studies.197 

Gram-Hanssen198 writes about practice theory that highlights socio-technical 
structures in order to do an analysis on the stability of consumer practice and discusses 
possibilities for change. There are studies that use practice theory for analysing 
renovations of buildings.199 However, these studies usually focus on private 
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homeowners and their energy- and retrofitting-related practices,200 and not the 
professionals involved in renovations of multi-unit dwellings.  

My contribution will be to apply the practice theory approach to a study of 
professionals’ planning and design meeting practice for renovation projects with a focus 

on their considerations of energy. 
 

There is no common agreement on practice theory, and practice can be understood 
as a dynamic concept.201 Practice theory is changing and developing and can be 
interpreted in different ways. However, one rather general understanding within 
practice theory is about what a practice is: “[a] practice is […] a routinized behaviour 

in which bodies are moved, objects are handled, subjects are treated, things are 
described and the world is understood.”202 Both structures and agents are considered 
in a practice and they depend on each other, and thereby constitute a duality in a practice 
context. It can be noted that in everyday activities a social actor falls back on, as well 
as reproduces, societal structures.203 Furthermore, a practice is not described as a set of 
individual actions but rather comprises modes or social relations and mutual actions.204 

The idea with practice theory and the study of everyday practices is to focus on 
activities in a social context and not solely from either a psychological, behavioural or 
technological perspective. This also includes the constant negotiation with time 
constraints, financial resources and the needs of others. It means placing things people 
do in their everyday lives in the perspective of cultural as well as social networks. The 
idea within practice theory is that clusters of activities can be identified in the 
performances of everyday life. Their coordination and interdependence make it 
meaningful for the practitioners to see them as entities, like cooking or cleaning, for 
instance. This kind of organised set of activities can be regarded as a coordinated entity, 
or cluster, and can be seen as recognisable across time and space. A practice is an 
enduring entity and a set of doings and sayings. Further, practices are social, and when 
a practice is performed the actor connects not only with those s/he interacts with, there 
is also a connection with everyone else performing the practice. Practices are performed 
by people in ways that make sense for them and, further, they are expressions of the 
distributed agency of people and things. A practice can involve the use of different 
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kinds of materials and technologies, even though people might not be aware of all the 
resources that are involved.205 

Bartiaux et al. emphasise that a practice must also be enacted regularly at the 
aggregated level and not necessarily by each individual.206 Thus, this is an additional 
argument for studying planning and design meetings as practice since it is not always 
the same people participating in each meeting. A study of planning and design meeting 
practice involves and assembles different doings. Examples of other practices 
assembling different doings could be a farming practice or business practice, which 
Shove et al. call “complexes of practices”. Schatzki207 and Shove et al. talk about 
bundles of practices,208 which are “loose-knit patterns based on the co-location and co-
existence of practice”.209 Shove et al. argue and hypothesise that these bundles and 
complexes can appear and disappear as a result and consequence of collaboration and 
competition that occur between practices.210 

 

The possibility of using a practice theory approach for the study of organisations 
is discussed by Schatzki.211 Since I study professionals and their meeting practice in the 
planning and design phase of building renovations, it has to be acknowledged that it 
takes place in an organisational setting. The renovation is initiated by one organisation, 
the housing company, but it also brings in other organisations during the planning and 
design phase by contracting external consultants, hence forming a temporary coalition 
of internal employees and external consultants. It is this temporary coalition of 
employees and consultants who conduct the meetings. 

As a new approach, Schatzki defines site ontology 1

212
,, where social life is 

connected and tied to a context, which is the site. Thus, in his site ontology concept he 
implies that social life or human coexistence is tied and related to a context. He sees the 
type of context as central to the analysis of social phenomena as well as an explanation 
for it. For him, the site of the social is built upon nexuses of practices and material 
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arrangements, thus social life inherently transpires as a part of these nexuses. Not only 
human coexistence but also material arrangements play a role in a practice.213 To 
Schatzki, “practice” refers to organised human activities (such as political practices, 

cooking practices, educational practices, management practices, meeting practices, 
design practices and so on);F

214 a practice is “an organized, open-ended spatial-temporal 
manifold of actions”215. Further, Schatzki argues that an organisation has these two 
basic components, first, the performance of constituent actions and practices, and 
second, material arrangements supporting activities, thus an organisation is a bundle of 
practices and material arrangements.216 The structure or organisation of a practice, in 
turn, has four principal phenomena or elements, according to Schatzki.217 

The first element consists of (practical) understandings and complexes of know-
how for actions making out a certain practice. Examples would be knowing how to 
email and to identify emailing. The second element refers to rules, which concern clear 
directives, admonishments, or instructions which can be observed or disregarded by the 
practice participants. The third element, teleological-affective structuring, comprises 
various different ends, projects, actions and perhaps emotions as well as end-project-
action combinations (teleological orderings) which the participants regard as acceptable 
or valuable and enjoy or see as worth pursuing and realising. The fourth and final 
element of a practice is general understandings, which, for instance, might be a general 
insight about the nature of work or a proper student-teacher relationship.218 

For material arrangements, Schatzki refers to set-ups of material objects which 
have four types of entities, namely, human beings, artefacts, organisms and things. He 
points out examples such as a classroom, a manufacturing plant, a call centre, a 
boardroom, or a forest. If someone acts, s/he carries on a practice; this is also done in a 
setting of material entities.219 These active nonhuman components have the ability to 
shape activity, redirect practices and induce decisions. Nowadays, however, many 
organisational theorists are emphasising the dependency of an organisation’s behaviour 

on its environment.220 
Schatzki writes about what it means to do a site analysis of an organisation, which 

constitutes a bundle of practices and material arrangements.221 “[A]ll the interactions, 
coordinated actions, routines, collective activities, formal structures, rules and 
hierarchies, forms of communication, technologies, organizational ‘cultures’ 
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(including moral cultures), shifting coalitions of members, and the like that 
investigators of organizations study are features, often complicated features, of the 
interconnected practice-arrangement bundles that compose the organization.”222 The 
organisation integrates different practices; for instance, an academic department would 
include grading practices, research practices, advising practices, governance practices, 
administrative practices, meeting practices, community-building practices and 
consultation practices. The material arrangements it comprises include layouts and 
material connections between people’s offices, meeting rooms, hallways, front offices, 

lounges and so on.223 
The perpetuation of practice structure can be understood as organisational 

memory.224 Regarding the performance of actions of an organisation and those 
dimensions of the structure that are not part of a performance, Schatzki argues that they 
are held in organisational memory. The elements of an organization’s practice structure, 

namely, the performance of different organisation actions, continue to exist even 
between the performances. This is also valid for the elements of the organisation’s 

arrangements, and this is what Schatzki calls practice memory, which is the persistence 
of structure from the past into the present. Therefore, the sum of the practice memories 
is also the organisation’s memory. We can see that an organisation has an accumulated 

knowledge about the organisation’s past.225 By “practice memory” Schatzki is referring 
to a persistent structure of a practice. Thus, the content, or structure, of the practice 
memory is comprised of a complex of practical understandings, rules, teleological 
orderings and general understandings. Further, it should be noted that practice memory 
does not mean that these versions continuously exist; a practice can be changed.226 

When it comes to perpetuation, it can be noted that a practice component of a 
practice-arrangement bundle is continued when individuals carry them forward. It also 
has to be noted that practices are not static, which means that they can evolve when 
circumstances change, opportunities or problems appear, personnel change, new ideas 
develop and so on. Thus, it is possible that changes in practice-arrangement bundles are 
intentional or unintentional and, further, they can be known or unknown to the 
participants. Moreover, changes are usually fragmentary and gradual. It is also possible 
for practices to be changed completely if conscious interventions (from the inside or 
outside) rework goals, alter rules and redesign projects.227 
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“Practices are coordinated entities of sayings and doings that are held together 
by different elements and that are also what make practices collectively shared across 
time and space.”228 Researchers’ opinions vary regarding which elements hold a 
practice together. Gram-Hanssen reviews different authors and describes what, 
according to them, holds a practice together. An overview of key elements is shown in 
table 2.1.229 

 
As seen in the table, the different practice theory approaches mentioned here use 

different numbers of elements that link the “sayings and doings” in order to constitute 

a practice. Schatzki initially suggests three different elements holding a practice 
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together: understandings, rules and teleo-affective structures.231 In his later work, 
Schatzki adds the fourth element of general understandings.232 Warde 2

233 refers to them 
as understandings, procedures, engagements and items of consumption. Also, Shove 
and Pantzar take these, but combine understandings and rules into the element 
competences; furthermore, they rename teleo-affective structures and call them 
“meanings”, and they add another element, products.234 This “product” element is based 

on and inspired by the work of Reckwitz235 on trying to include the material.236 
For my analysis of the meeting practice of project groups’ handling of energy 

issues, however, the most relevant formulation of how a practice is held together is the 
developments made by Gram-Hanssen.237 The main difference between the often used 
approach by Shove and Pantzar238 and Gram-Hanssen’s239 approach is that Gram-
Hanssen follows Schatzki. Therefore, the single element “competences” in the Shove 
and Pantzar approach, in Gram-Hanssen’s approach consists of two elements: (1) know-
how and habits, and (2) institutionalised knowledge and explicit rules.240 During the 
project groups’ meetings, know-how and habits play a crucial role compared to 
institutionalised knowledge and explicit rules, and this is one reason why I chose Gram-
Hanssen’s approach.  

Gram-Hanssen states that one disagreement within practice theory has to do with 
how to incorporate materiality, things and technology. She highlights that different 
positions can be distinguished; for example, technologies can be viewed as products of 
practices and also as a crucial element that holds practices together.241 Gram-Hanssen 
sees technology as a necessary element that holds practices together, which is decisive 
when it comes to bringing change into practices.242 Thus, another reason for following 
her approach is that she explicitly includes the element technology, which is also 
important in my analysis. 
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I will use the elements defined by Gram-Hanssen for understanding the meeting 
practice of the project groups with a special focus on how energy is treated.243 This still 
goes together with Schatzki’s discussions on practice theory and organisation studies. 

The elements holding a practice together developed by Gram-Hanssen are based on and 
related to Schatzki (as can be seen in the description below and table 2.1). Also, 
Schatzki highlights materiality as important to consider when studying practice and 
organisations; however, he does not see technology as central for holding a practice 
together in itself.244 

Here, I briefly describe what the elements presented by Gram-Hanssen stand for 
and how they relate to those of other practice theory researchers.245 As seen in table 2.1, 
these elements are also slightly differently defined by Gram-Hanssen.246 The elements 
chosen from Gram-Hanssen for analysis by Bartiaux et al. (Gram-Hanssen is also one 
of the authors of this work) are relevant, as their study is on renovation and 
homeowners.247 Thus, in the following, I will start by describing each element based on 
the descriptions by Gram-Hanssen248, and for each element I add the perspective of 
Bartiaux et al.249 for studying homeowner renovation.250 

(1) “Practical understanding, embodied habits, know-how” refers to embodied 
knowledge. This is about knowing what to do, and how to identify and react to various 
phenomena. Further, this means that there are routinised activities that are bodily and 
mentally251 “carried out by (or in Reckwitz’s term, ‘carried by’) practitioners who at 
the same time respond to the patterns that constitute this practice and contribute to 
sustaining and developing the practice. This is also what relates to Bourdieu’s 

‘habitus’.”252 
In line with Bartiaux et al., for this element I will investigate “know-how and 

embodied habits”, referring to the different kinds of skills and know-how which must 
be obtained by craftsmen, building professionals and practitioners or DIY 
homeowners.253 Know-how and habits can be regarded as crucial elements of what 
constitutes and holds a practice together. It refers to routines that are taken for granted 
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– things people do without first reflecting on them. Further, this element represents the 
routinised part of a practice.254 

(2) When it comes to the element “rules, knowledge, language”, different 
researchers offer different ideas. Schatzki includes in his concept of “rules” explicit 

rules of how to do things, what is allowed and what is not allowed; however, he does 
not include in this concept either tacit knowledge or implicit rules. Problems may occur 
when one assigns other types of knowledge, such as tacit knowledge or cultural myth, 
to the other elements. Warde255 calls the rules “procedures”. The issue here is that it 
might be problematic to separate procedures from practical understandings. Another 
approach has been taken by Shove and Pantzar256, who label this element 
“competences”. Their approach, however, does not differentiate between tacit and 
verbal/theoretical knowledge. According to Gram-Hanssen, this is not satisfactory 
when it comes to energy consumption and comfort. Reckwitz257 refers to this element 
as “knowledge and language/ discourse”. Gram-Hanssen, especially for the context of 
her paper on residential heat comfort practices, also includes technical knowledge and 
cultural myths of heating systems and energy consumption, as well as rules on how to 
regulate the system.258 

As Bartiaux et al.259 do, I will focus my analysis on “institutionalised knowledge 
and explicit rules”, which are decided and influenced through different kinds of policies 
or rules and regulations. This would include, for instance, procedures for applying 
energy-related subsidies, explicit rules on house insulation, and advice on energy 
assessment. 

(3) Gram-Hanssen’s element “engagements, meanings” relates to Schatzki, who 
writes about the concept “teleo-affective structures”, which means “ends, projects, 

tasks, purpose, beliefs, emotions or moods”260. It is a combination of teleological and 
affective and refers to being goal oriented, and it has to be stated that the goal here is 
directed by normative views or moods.261 Gram-Hanssen claims that “This is 
complicated compared with engagements or meanings used by Warde (2005) and Shove 
and Pantzar (2005), respectively. Practitioners are engaged and meaning accumulates 
through their actions. This must be an important element of holding a practice 
together.”262 

Bartiaux et al.263 highlights that engagements and meanings do include reasons to 
renovate a building, but they are not reduced to that, which I will investigate. 
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(4) Regarding “products, ‘things’, technologies”, Schatzki does not take into 
account the material structure, “things” or technologies as factors that hold a practice 

together; he sees them instead as a result of social practice. Gram-Hanssen264 argues 
that this could be problematic. However, there are many socio-technical studies that 
have emphasised and presented how technology is a crucial part when it comes to 
structure practices. Warde265 uses “things” such as items of consumption when 

participating in a practice, and Reckwitz266 as well as Shove and Pantzar267 take in the 
concept of “things” and technologies as a more crucial element that holds a practice 
together.268 

For my analysis “technologies” can be regarded as crucial aspects for a 
renovation-related practice according to Bartiaux et al.269 What it refers to is the 
physical features of the house, its materials, and available products on the market for 
conducting the renovation.270 

The perpetuation and change of practices do not spring from rational 
argumentation, as the practice, the actual doing, is a combination and assemblage of 
what can be seen as easy or straightforward, obtained knowledge and the technology at 
hand as well as engagements and meaning, which are also associated with the 
knowledge.271
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In this section I briefly summarise the theoretical perspectives and approaches 
discussed in the previous sections and present the analytical framework I have 
developed for my analysis. I will test a combination of the middle-out and practice 
theory approaches and utilise the developed framework to analyse the planning and 
design phase of renovation projects. I have adapted the two theoretical approaches in 
an abductive process to the needs of my case study, and I have therefore made some 
alterations compared to the original works. 

 

With the middle-out perspective I aim to investigate the planning and design phase 
of renovation projects and how and why energy measures are enabled or disabled. I 
focus on the professionals involved in the planning and design phase and explore their 
roles regarding energy reduction and increased energy efficiency in buildings. Thus, in 
my analysis, I regard the members of the renovation project groups as professionals in 
the middle. The middle actors are not simply “fillers”, according to Janda and Parag, 
and Parag and Janda272, but have their own characteristics, logic and influence on 
renovation projects.  

The middle-out perspective acknowledges that change opportunities are actively 
driven (or impeded) by professionals in the middle. They operate in a system where 
change is commonly seen as flowing from the top and downwards (e.g., from 
government policy) or from the bottom and upwards (e.g., from consumer demand). 
The middle professionals can exert their influence upstream to the top actors, 
downstream to the bottom actors and also sideways to other professionals in the middle. 
The middle-out perspective is originally designed to describe the work between 
organisations. However, I apply the middle-out perspective on a project level in a 
municipal housing company in order to investigate the planning and design phase 
within renovation projects. 

This transformation of the middle-out perspective is shown in the following three 
figures (figures 2.3 – 2.5), where the use of the middle-out perspective from the original 
use is consequently transformed from the original use into a project application. These 
figures show a step-by-step zooming in and narrowing down of different analysis foci 
or levels for the middle-out perspective, namely, from the between-organisations focus 
to the organisational focus, exemplified with the municipal housing company, and 
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finally the focus on one single phase in a renovation project initiated and hosted by the 
municipal housing company. These figures additionally illustrate the middle actors’ 

influence in different directions in renovation projects, upwards, downwards and 
sideways. 

 

In section A of figure 2.3, the blue lines describe the original intention of the 
middle-out perspective, showing the middle as in a society and between organisations. 
Another application is to use the middle-out perspective for a company analysis, as the 
purple figure, section B in figure 2.3, shows (e.g., similar to Goulden and Spence273). 

My investigation of the planning and design phase of renovation projects in a 
municipal housing company is not a pure company analysis, but rather an analysis of 
one phase in renovation projects initiated by the company. It is thus possible to zoom 
in even further on the company, and then I focus solely on the planning and design 
phase of renovation projects.274 Thereby the element of between organisations comes 
in again, since building professionals from different external consultant firms are 
contracted to perform planning and design tasks. At the bottom, the tenants and the 
Swedish Union of Tenants play a role in renovation projects, but they are not part of 

                                            
273 See also Goulden & Spence, op. cit. 
274From a company perspective, the renovation projects are only a piece in the big mosaic comprising the operations 
of the company as a whole, since the company has many other projects ongoing simultaneously, for instance, 
construction of new dwellings. 



the housing company per se either. This step from a company analysis to an analysis on 
a project level is shown in figure 2.4. 

 

Section B, the purple figure, in figure 2.4 is equal to section B in figure 2.3, while 
section C (green in figure 2.4) zooms in and focuses on the planning and design phase 
of renovation projects in the municipal housing company Stångåstaden.  

In section C alone, the focus on the planning and design phase in a renovation 
process is graphically shown in figure 2.5. I consider the professionals who are directly 
involved in the project groups during the renovation planning and design phase as the 
middle. This includes internal employees as well as the external consultants working 
together in the project groups’ meetings and working on the planning and design of a 
renovation in between the meetings. I further define the head of the company, the CEO 
and the investment group, as the top, while the tenants and the Swedish Union of 
Tenants are found at the bottom. Figure 2.5 shows that the middle has an influence 
upstream to the investment group at the top, downstream to the tenants at the bottom, 
and sideways to colleagues in their own company or in the external consultant 
companies. Thus, the influence goes from the middle and out in all directions. 

The formal and final decision power over renovation projects resides at the top of 
the company. That said, it is crucial to note that it is in the hands of the professionals in 
the middle to create and prepare the basis for the top’s decisions. The middle actors thus 
have power to influence the decisions taken by the top and it is of interest to understand 



 

how the middle professionals use this agency and capacity in energy efficiency 
renovation processes. 

The planning and design phase of a project is performed within the municipal 
housing company, which is the building owner and purchaser. A project group is a 
temporary coalition within the municipal housing company, however, one that also 
engages consultants from external organisations and firms that are contracted to take 
part in the planning and design phase. This brings back in the between-organisations 
elements of the middle-out perspective by Janda and Parag. Thus, the projects stretch 
beyond the borders of the housing company. The external consultants, tenants and 
tenant association, since they come in from outside the housing company, bring the 
between-organisations perspective. This is also why they reach outside the triangle in 
figures 2.4 and 2.5, as they are not employed by the housing company and come, so to 
speak, from the outside in. 

The tenants as well as the local Union of Tenants also play crucial roles for this 
phase of a renovation project, and they come to the project from the “outside-in” but 

are not insourced in the way the external consultants are and do not participate in the 
project group’s planning and design meetings. Nevertheless, their role and agency shape 

and influence the planning and design meetings and thus the enabling or disabling of 
energy measures. The current tenants, for instance, can be seen as individuals who 
influence the process when they express specific wishes regarding their apartments. The 
Swedish Union of Tenants serves as a communication channel for the tenants, 
especially regarding rents, in the planning and design phase. They can, in this specific 
situation, be seen as a collective tenant, representing their general interests. 



The middle-out perspective inspired me to direct attention to the middle 
professionals involved in renovation projects. With this approach I put the focus on the 
influence exerted by professionals in the middle on energy efficiency or energy saving 
measures in the planning and design phase, but I also investigate the middle’s role in 
relation to the role of the top and bottom. Since the middle is a relational phenomenon 
it is important to investigate the influence that the three levels (top, middle and bottom) 
have on each other and thereby on energy efficiency issues. Thus, in order to give a 
more complete picture of the planning and design phase, it will also be shown how these 
relate to the middle. 

In summary, figure 2.6 shows the development of my model. 
 



 

This model is a simplification which allows me to discuss how different groups of 
professionals and other actors influence different energy efficiency issues in the 
planning and design phase of renovation projects. 

Who is included in the middle, at the bottom and at the top, respectively, is a 
construction and depends on the focus of the analysis, the context and research question. 
Thus, I argue that there are no strict definitions of either the middle nor the top or 
bottom. Instead, the definitions may shift depending on the particular context and 
situation. 

 

In addition to applying the middle-out perspective, I investigate the meeting 
practice of the middle professionals as they handle energy measures in the project 
groups by using a practice theory approach. I investigate the negotiations held during 
the meetings of the middle professionals preparing for and taking decisions on what 
energy measures to install in an apartment during a renovation. Even though energy 
efficiency is just one of many aspects of this planning and design meeting practice, I 
have chosen to delimit my study to it. 

It is also important to note that the studied practice is that of the project groups’ 

meetings in the planning and design phase for renovations of multi-family apartment 



dwellings within Stångåstaden, in Linköping, which means that it concerns a specific 
time and place.  

Studying an organisation means identifying its actions and the practice-
arrangement bundle(s) these actions belong to. Different practices are integrated in one 
and the same organisation. In a housing company these might include customer service 
practice, advising practice, administrative practice, meeting practice and consultation 
practice. In the planning and design phase of renovation projects, I have chosen to study 
the meeting practice of the project groups and the relation between these groups and the 
top and bottom of the housing company. There is a structural dimension, an 
organisational memory, which guides the professionals’ performance of actions.275 The 
practice memory refers to the persistence of structure from the past into the present. 
Thus, the various practice memories build up the organisation’s memory.276 Practice 
memory refers to the endurance of a practice’s structure. Schatzki emphasises that 
practice memory does not mean that these versions will always exist, and that there is 
also no assurance that practice memory will continuously exist. There is room for 
practices to change, intentionally as well as unintentionally.277 

Building on Schatzki278, Gram-Hanssen279. described four elements establishing 
the structure of a practice, this is described in detail in section 2.2.4.The four elements 
based on Gram-Hanssen280 holding a practice relevant for my analysis are illustrated in 
figure 2.7. In an abductive research process I selected those four elements as relevant 
for my case study. These four elements are (1) engagement and meaning, (2) 
technology, (3) explicit rules and (4) know-how and habit. 
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With the help of the four elements holding a practice together, I investigate 
whether and how these elements define the practice of planning and design meetings in 
relation to energy questions, goals and measures for building renovations. This helps 
me to understand how energy measures and goals are dealt with and then why energy 
measures are enabled or disabled. For my analysis of the meeting practice of the project 
group, I follow the elements producing and reproducing a practice and divide my 
analysis according to them. 

(1) Engagements and meaning: Questions of interest for the engagement element 
are: What are the reasons to renovate? What is seen as important by whom? Is energy 
important? What role does the 25-25 energy goal play? 

(2) Technologies: Technologies referred to include the physical layout and 
construction of the house, the energy measures decided upon and the products and 
materials used in the renovation process. Examples of energy measures would be to 
change windows and frames or add insulation. The materiality of the house influences 
the energy-related renovations and what can or should be done. 

(3) Explicit rules: I investigate the role of explicit rules, such as building rules, 
regulations and codes. These also include rules and goals defined by the housing 
company to be followed during the renovation. 

(4) Know-how and habits: I look at the know-how and habits of the involved 
professionals in relation to suggesting energy measures. 

It is important to note that I am studying a specific setting in time and space 
wherein I follow the specific meetings of the renovation project groups. My empirical 
material, then, is a snapshot of things appearing in the specific moments of the meetings, 
where discussions are held between different professionals, who bring their own set of 
practices into the processes. The project group members perform their tasks in various 
ways in the meetings of the three project groups, but they also perform important work 
between the meetings. For these tasks I depend on the interviews, while I also have 
observations from the meetings. At the same time, the meetings represent a practice of 
their own, namely the professionals’ practice of planning and design meetings. A 

meeting serves as an occasion for interactions of different professional practices related 
to building renovation, which can help illuminate differences and similarities between 
professional practices. The whole professional practice of planning and design is 
complex and related to partly overlapping practices brought in by the various 
professionals. 

The professionals carry with them different professional practices from their 
formal educational backgrounds and work experiences, which are also incorporated and 
become part of organisations. Different kinds of professionals, for instance, electricians, 
architects, and HVAC experts, bring different professional practices or bundles from 
the organisations where they work. At the planning and design meetings the 
professionals get together, and there their work practices overlap. Different practices 
are brought together at the meetings, and the various professionals work and create 



opportunities for collaborating, arguing, and furthering the renovation project. This is 
shown graphically in figure 2.8. 

In figure 2.8, four different practices brought together by different professionals 
are exemplified by P1, P2, P3 and P4. Together they form the planning and design 
practice at the meetings. Different numbers of internal employees and external 
consultants are involved in each project.281 The project group meetings are moments of 
doings, where elements of the different practices come together. The professionals 
coming together in their meetings can be regarded as carriers of a planning and design 
practice, which endures because it is repeatedly enacted by more or less the same 
professionals. A practice around energy measures can exist and endure because of 
repeated enactments. 

My analytical framework as a whole is a combination of the middle-out and 
practice theory approaches, which is illustrated in figure 2.9. I will use this combination 
of the middle-out perspective and practice theory approaches to investigate how energy 
measures and energy efficiency goals are discussed and transformed into plans and 
decisions by the project groups (middle) as well as in the interactions between the 
project groups and other levels (top and bottom). 
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The concepts from practice theory help us understand why some energy measures 
come up while others are rejected by the middle professionals. This has to do with 
practical understandings or embodied habits, what meaning the professionals attach to 
energy renovations, what technology is seen to work for a certain building and what 
knowledge the professionals have.  

Figure 2.10 is a summary of the combination of the middle professionals and their 
practices in the meetings of project groups in renovation processes. 

 



The project groups in the middle have the capacity and agency to enable, disable, 
mediate or aggregate different kinds of energy measures or practices, which will also 
be investigated. 
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In this chapter I will describe the methodology for my study. I begin by presenting 

the research project of which my work is part, since it has influenced my research 
design, process and fieldwork. Regarding methods, I present and discuss the case study 
approach, semi-structured interviews, participant observations and a document 
analysis, and I also briefly describe my material. Then I elaborate on how I analysed 
the material, and I continue by reflecting on language issues and my role as a researcher 
together with the other researchers that took part in the project. I end the chapter with 
discussions on opportunities for generalisation of a case study. 
 

My research is part of a bigger research project called CAREER,282 which was a 
collaborative, interdisciplinary research programme on energy efficiency in renovation 
engaging researchers at Linköping University and Stångåstaden, the municipal housing 
company in Linköping. The project was financed by Formas (a national funding 
agency)283 and partly also by Stångåstaden.284 

The CAREER project had a double objective, on one hand, to explore how to 
include energy measures effectively in building renovations, and on the other, to create 
a model for integrated knowledge development, both in business and academia. Further, 
the project took an interdisciplinary research approach with researchers from two 
different departments at Linköping University, namely, one social science and one 
engineering science department, with three researchers from each department.285 The 
three studied renovation projects were post-war multi-family dwellings with a stated 
goal of being energy efficiency renovations. We did our research in different ways and 
from different perspectives, and each one of us contributed knowledge and expertise to 
the bigger project. 

All participants in the CAREER project strove to improve the collaboration 
between the municipal housing company employees and researchers at the university. 
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The project aims to create better knowledge concerning each other’s conditions and 

objectives, which might improve collaboration on energy issues in the future. One idea 
with the CAREER project was to bring research on energy efficiency closer to 
application and to increase understanding among researchers about how energy 
efficiency is handled in industry in practice. For the company it was a timely project 
because they will soon perform major renovations of Million Programme buildings and 
here they could learn about energy efficiency actions in renovations. As part of the 
CAREER project, in order to improve communication between the researchers at the 
university and the employees of the housing company, regular meetings were held. 
Representatives of the housing company and the university researchers met in the 
steering group twice a year from 2012 until 2016. Moreover, two excursions were 
arranged in order to learn from other renovation projects and to help us get to know 
each other. In the fall of 2013, we took a two-day excursion to Gävle in Sweden to find 
out more about the experiences gained during renovation projects performed by the 
municipal housing company Gavlegårdarna. In the fall of 2014, I arranged an excursion 
to Salzburg, Austria, where we visited renovation projects and learned from renovations 
in contexts other than the Swedish, which we did in collaboration with the Salzburg 
Institute for Regional Planning and Housing (SIR).286 

 

In the following section I will describe what I focused on within the CAREER 
project, setting out my research design and process. When I entered the project it was 
very broad and open in terms of what research I could do, and there were few 
restrictions on the scope and direction my research could take. Thus, within the 
CAREER project context I had the opportunity to define my project rather freely. The 
only framing was that the project should be about energy efficient renovation of post-
war buildings. 

The choice of methodological approach was guided by the knowledge that 
research has seldom focused on the planning and design phase of renovation projects. 
To map the subject, I started with an explorative approach combined with an 
increasingly abductive approach. During the process of data collection I developed my 
research interest and research design further. This stands in contrast to an approach that 
is rigidly planned in advance, from the beginning to the end of the data collection phase. 
I collected rather large amounts of empirical material for my analysis, which guided the 
choices of analytical tools, which in turn has shaped the study and the issues 
investigated. It was a constant iterative process between empirical material and 
theoretical approach. 
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I followed (almost) all the meetings during the planning and design phase of the 
three renovation projects. Additionally, I and some of the other researchers also 
followed a few of the meetings for the reconstruction phase that directly followed the 
planning and design phase. However, I set my boundaries around the planning and 
design phase because this is where most of the important decisions regarding how a 
building will be renovated are (and were) taken. In this phase, the choices about what 
energy measures to implement are discussed and decided upon. Energy measures are 
promoted or rejected for the renovation and the result of the planned and designed 
renovation is then presented in the tender document. My participation in some of the 
meetings for the reconstruction phase showed that even in the design- [and-] build (DB) 
contract, no new decisions were made, and that the involved actors more or less 
followed the tender documents and the “big” decisions from the planning and design 
phase. This also supports my understanding that the most relevant decisions regarding 
the implementation of energy measures were taken during this phase. 

 

My main fieldwork period was from December 2012 until October 2014 and I 
spent a very intensive time in the field from the end of December 2012 to June 2013. 
The fieldwork, however, continued to October 2014, mainly because the third 
renovation project was delayed. Additionally, I conducted two short follow-up 
interviews in the spring of 2016. 

Although it might be expected that access to the field should be simple and 
automatically given to me due to the collaboration agreement for the CAREER project, 
this was not always the case when considering it in more detail. At the beginning of the 
renovation projects it was quite difficult to get information about when meetings would 
take place, and I had to send several emails and phone people in order to receive updates 
on this kind of information. It seemed and felt like I was not a natural part of their 
process and they were not used to having other people there. However, I was in constant 
contact with the housing company through these emails and phone calls and all the 
different kinds of meetings. Apart from the planning and design meetings, I also 
participated in regular collaboration meetings with members of the housing company 
and us the researchers in order to inform each other on things that were going on at the 
moment. My (and the other researchers’) persistent participation in meetings and the 

excursions we took together created more trust and understanding towards each other. 
But I did not have a steady flow of information about the projects’ day-to-day activities 
until the end. All these little difficulties aside, I was granted full access to relevant 
internal documents, and people were very helpful, and no one refused to be interviewed. 

 



According to Yin, case studies are commonly used for analysing research 
questions regarding “when”, “how” and “why” and with the focus on contemporary 

phenomena in a real-life context.287 As Schramm says:“The essence of a case study, the 

central tendency among all types of case study, is that it tries to illuminate a decision 
or set of decisions; why they were taken, how they were implemented, and with what 
result.”288 My motive for choosing a case study approach is that I am investigating 
decisions regarding how and why energy measures are promoted or rejected in 
renovation planning and design meetings. Furthermore, my case is a contemporary 
phenomenon with a real-life context. 

For case studies, many variables are of interest from different data sources. Thus, 
multiple sources of evidence are recommended and usually combined.289 I combine 
interviews, observations and documents to reinforce findings across different data 
sources and reduce any potential bias.290 

Since the three renovation projects in my study take place within one housing 
company, I decided to regard this company as one case. Alternatively, I could have 
regarded the three renovation projects as separate cases under the umbrella of one 
company. My decision to see the company as a single case makes it easier to discuss 
the role of the company’s strategies as regards energy issues in relation to the renovation 

projects. Also important to note is that the company does not just constitute an umbrella, 
but the context in which the employees might bring influences from one project to 
another. 

 

I applied semi-structured personal and telephone interviews, I did participant 
observations and I gathered documents for my analysis. In the following section I will 
describe these methods and materials in more detail. I start with a short description of 
the material, which includes a brief overview of the projects and an introduction to the 
participants in the interviews as well as the participant observations. Then I present 
methods of semi-structured interviews, the participant observations and the document 
analysis. I finish the section with a summary and overview of the methods, material and 
participants. 

 

                                            
287 See also Robert Yin, Case study research: design and methods. Sage, London, 2009, pp. 2, 18. 
288 Schramm 1971, emphasis added: In Yin, Case study research, (2009) op. cit. , p. 17, and in R.K. Yin. Case study 
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289 See also Yin, Case study research, (2009) op. cit., p. 2. 
290 See also Glenn A. Bowen, “Document analysis as a qualitative research method”, Qualitative Research Journal, 
vol. 9, no. 2, 2009, p. 28. 



I followed the planning and design phase of three renovation projects (also 
abbreviated RP(s), RP1, RP2 and RP3) of the municipal housing company 
Stångåstaden, from their initiation until their completion. The planning and design 
phase meetings of these renovation projects took place from winter 2012/2013 until 
winter/spring 2013/2014. RP1 and RP2 started around the same time, with RP1 
beginning in November 2012 and RP2 in January 2013, while RP3 began with a pre-
planning meeting in the late spring of 2013 and with its planning and design phase in 
the winter/spring 2013/2014. The renovation concerns four multi-family dwellings; 
RP1 and RP2 each include one building while RP3 comprises two neighbouring 
buildings. Renovations for RP1 were completed in 2014, and RP2 and RP3 were 
completed in 2015. The time frame for the planning and design phase was around three 
months, after which the procurement process should have started. However, all three 
projects were delayed due to financial discussions. 

For the planning and design, there are many different relevant actors on different 
levels. Each project has a project group comprising the middle building professionals 
doing the planning and design for the renovation. The investment group, at the top, 
makes budget decisions for the renovation in the planning and design phase. Also, there 
are the tenants themselves, who have the opportunity to participate at two tenant 
meetings during the planning and design phase, where they get information about the 
upcoming renovations and can fill in a survey in which they have a chance to express 
their wishes regarding the renovation and report damage. Additionally, there is the 
Swedish Union of Tenants, as a kind of collective tenant representing the tenants, 
negotiating new rents during this phase.  

 

A project group is formed to work on the planning and design of each renovation 
project. This group is a temporary coalition and includes professionals with different 
areas of expertise. The group comprises internal employees as well as external 
consultants contracted for the planning and design phase.  

The external consultants are chosen from a list of consultants contracted through 
public procurement. A new procurement of consultants is conducted every three years. 
The professions of the external consultants involved in the projects are: architect, 
building engineer, electricity consultant, energy audit consultant, fire security 
consultant and HVAC consultant. Occasionally, depending on the needs of the specific 
project, additional consultants may be involved, such as construction consultants, sound 
consultants and energy consultants. The number of external consultants can range from 
four to 10 or more. RP1 and RP2 each engaged six external consultants whereas RP3 



engaged four. There were also a few overlaps of individuals being involved in more 
than one of the three RPs. One architect was engaged in two projects, the same 
electricity consultant worked on all three RPs, and one HVAC consultant was involved 
in two RPs.291 

The internal employees participating in the project groups included a project 
leader, renovation coordinator, rent negotiator, area manager and HVAC and electricity 
experts. Additionally, there were trainees, an energy manager and a manager of 
renovation projects. Internally, eight people were involved in RP1, while in RP2 there 
were nine and in RP3 four. Two HVAC and electricity professionals were involved, 
both internal and external. The internal experts have the same role as the external 
consultants and they collaborated closely. This is the only overlap between the internal 
and external professions involved. (There was, for instance, no internal architect and so 
on.) Since there are several competences needed for renovation projects, and the 
projects have different needs, the expertise involved and the number of people engaged 
might vary in different projects. Figure 3.1 gives an overview of the three different 
renovation projects (R1, R2 and R3) and the participants and professions involved in 
each project group. 

 

                                            
291 Appendix E presents detailed tables showing who was interviewed and when, the code name for the analysis, 
who was present at the interviews (the first name indicating the interviewer) and the number of interviews. 



 
Figure 3.1 shows that the number of participants in the projects varied. The purple 

circle is RP1, the green circle is RP2, and the turquoise circle is RP3, and the 
intersections indicate middle professionals working on various projects. 

There are similarities between RP1 and RP2 regarding the number of people 
involved, while RP3 included fewer people. The project leader A for RP1 was also 
involved in RP3. To a large extent, the same people were involved for RP1 and RP3 
(same fire consultant, architect, HVAC consultant, and area manager), and all three 
projects had the same electricity consultant. Many architects were involved in RP1. The 
housing company replaced architect A with architects B and C. Due to scheduling 
conflicts in the architecture company, architect B was replaced by architect D towards 
the end of the process, who then also continued with the work for RP3. Compared to 



the other projects, RP2 had an additional building engineer and a construction 
consultant as part of the project group since the initial plan was to do major rebuilding, 
including adding loft apartments (which in the end did not take place). In RP2, a 
different HVAC consultant was involved than in RP1 and RP3, however, both 
consultants were from the same company. 

Initially there were three different project leaders, one for each renovation project. 
Project leader C had never before led a renovation project on such a big scale alone, 
and therefore project leader A functioned as mentor during the process. However, 
during the planning and design phase, project leader C moved into a different position 
within the housing company, and project leader A took over.  

The number of participants in the meetings of the three projects varied over time. 
The number of participants decreased in the course of the planning and design phase of 
RP1 and RP2. Towards the end of the planning and design phase, for instance, the rent 
negotiator was not involved, and the internally responsible persons for HVAC and 
electricity, respectively, participated in only a few meetings at the beginning; however, 
the person internally in charge of electricity was present only a few times. The same 
could be observed for the member of the energy group and the real estate development 
manager. In comparison to RP1 and RP2, RP3 had fewer participants right from the 
start. Only the core group of the included external consultants plus the project leader 
and sometimes a trainee and the area manager took part. Also, the fire security 
consultant participated in the meetings of the project group just towards the end of RP3, 
while in RP1 and RP2 the fire consultants were involved earlier on. 

One of the external consultants reflected that the core group of participants present 
in RP3 is what usually comprises a project group. Then, the question arises as to 
whether the increased number of participants was for our (the researchers’) benefit. 

[...] this was a little special then, of course, because you were there, then 
everyone wanted to be there too. (Interview, EC-9) 

 

The investment group is an internal part of the housing company and consists of 
the CEO, business area manager, economist, administrative manager, tenant manager 
and real estate manager. The real estate development manager (representing planned 
maintenance) also participates in the meetings of the investment group but with an 
advisory role and no decision-making power. The project leader of the renovation 
project presents the possible solutions suggested by the project group to the investment 
group.  

This investment group plays a crucial role in the planning and design phase as this 
group takes financial decisions for the project and thereby decides to a large extent 



which energy measures are possible to implement. At the beginning of the planning and 
design phase the investment group takes an initial orientation decision for each project, 
and towards the end of the phase they take the final investment decision. 

The orientation decision means that the investment group checks and evaluates 
whether the suggested solutions and ideas are reasonable from a financial perspective. 
The project leader presents the first draft of suggested solutions that is worked out by 
the project group, including a first cost assessment. Based on financial considerations, 
the investment group accepts or rejects the suggested solutions and measures. If the 
suggestions are accepted, the project group continues with their work. However, if they 
are rejected, the process starts all over again and the project group comes back to the 
investment group with new suggestions for solutions and measures. The work in the 
project group after the orientation decision is taken is to prepare for the final investment 
decision. The orientation decision, then, is a tool to make the investment decision 
smoother in order not to change too much in the end. At the end of the planning and 
design phase there is the final investment decision on what is to be included in the tender 
document for the specific renovation. 

 

The tenants living in the apartments in the buildings are affected by the renovation 
projects. For RP1 there were 12 apartments, for RP2, there were 33, and for RP3, there 
were 36 apartments in the two buildings combined (32 in one and 4 in the other). 

The buildings in my case were at relatively central locations in the city, with RP1 
and RP3 in the city centre, and RP2 outside the city centre. According to Stångåstaden, 
the inner city area is characterised by comparatively high rent levels and very low 
vacancy rates (nearly 0%). The age distribution is rather similar in the two districts. 
Most people are between 25 and 64 years old, in both areas over 50%, however, there 
is a slightly higher number of older people living in the city centre.292 

For each renovation project, the housing company arranges two meetings with the 
tenants living in the buildings to be renovated for information purposes, getting some 
feedback on tenants’ preferences and their reports on possible damage and also getting 
their consent for the renovation. These meetings are formally called tenant meetings. 

The Swedish Union of Tenants is a democratic member-driven association of 
tenants. The association represents all tenants and has over 500 000 members. The 
members receive advice and support in dealing with their landlord. The Swedish Union 
of Tenants works on different housing issues on behalf of tenants. Its main activity 
today is to negotiate the rent both with the public housing companies and private 

                                            
292 City centre: age group 0-24=23%, 25-64=53%, 65+=24%. District adjacent to the city centre: 0-24=26%, 25-
64=57%, 65+=17%. See: Linköping Municipality, <www.linköping.se>, accessed 2015-05-26; Linköpings 
stadsdelar/ Linköping districts, <http://app.linkoping.se/statdok/gpf/stadsdelframe.htm>, accessed 2017-03-30. 



property owners. The association’s work is basically guided and decided by the 

members.293 
In the course of the planning and design phase of a renovation project, the rent 

negotiations between Stångåstaden and the Swedish Union of Tenants also take place 
and the new rent levels for the renovated buildings are decided upon. The Swedish 
Union of Tenants usually also attends the two tenant meetings during each planning and 
design phase. 

 

“If you want to know how people understand their world and their life, why not 

talk with them? Conversation is a basic mode of human interaction.”294 
I chose to do qualitative semi-structured interviews in order to gain an overview 

and a more in-depth understanding of the current incorporation of energy aspects into 
renovation projects of multi-family buildings. This type of interview has a less 
standardised approach and procedure compared to quantitative approaches such as 
surveys or questionnaires.295 It is possible to discover and explore opinions and 
perceptions of the interviewees more in-depth. Therefore, semi-structured interviews 
are a suitable method with which to explore people’s perceptions or opinions about 

complex or sensitive issues, and they also allow the interviewer to probe for more 
information as well as clarification.296 One goal with semi-structured interviews is to 
come as close as possible to an open conversation by letting the interviewee talk freely. 
However, a structured outline or interview guide is prepared before the interview 
focusing on certain topics in relation to the research aim and questions, which help steer 
the conversation and get the information needed.297 The semi-structured interview 
offers freedom and flexibility,298 yet the guide includes certain questions, probes and 
support during the interview so as not to lose focus. Due to the flexible character of the 
interview, there is no strict order in which the questions need to be asked.299 
Furthermore, there is no set of rules prescribed for the interview; it is, as Kvale and 
Brinkmann call it, an “open-ended field of opportunities”.300 

                                            
293 Find more detailed information on the Swedish Union of Tenants and their work at Hyresgästförening, Swedish 
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297 See also Philipp Mayring, Einführung in die qualitative Sozialforschung, Weinheim und Basel, Beltz, 2002, p. 
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298 See also Kvale & Brinkmann, op. cit, p. 100; Denis Howitt, Introduction to qualitative methods in psychology, 
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300 Ibid.  



I conducted semi-structured interviews with everyone who played a role for the 
outcome of the planning and design phase. Thus, I did interviews with the entire project 
group, the investment group, the Swedish Union of Tenants and some of the tenants 
themselves. 

For the project group members, I designed an interview guide301 with topics 
including the respondents’ background, role in the project, how they perceived the 
ongoing processes, influence of various project actors and professions, different 
questions on energy efficiency in the renovation projects, tenant questions and specific 
questions arising in each observed process. Three employees of the housing company 
participating in the project group were interviewed twice. One of them, however, had a 
double role, as a member of both the project group and the investment group. 

For the interviews with the members of the investment group, I prepared a slightly 
different interview guide.302 There the focus was on the work of the investment group, 
including who was involved, what the function of the group was, when in the process 
the group came in, its influence, and the members’ opinions about what happened for 

one of the projects regarding a disagreement over the replacement of the heating system. 
The representative of the Swedish Union of Tenants was asked questions 

regarding the organisation’s role, and also the tenants’ role, in the renovation process. 
In 24 of the 33 interviews, two or three researchers were present. There was Jenny 

Palm, who is also involved in the project, Mattias Nyman, a research assistant for the 
CAREER project at that time, and me. For 25 interviews I was the lead interviewer. In 
seven interviews Jenny Palm was the lead interviewer, and occasionally I and Mattias 
asked additional questions and took notes. In the interview with a member of the 
investment group, I could not be present and it was conducted by Jenny Palm alone. In 
16 out of the 25 interviews where I was the lead interviewer, Mattias was present as a 
second interviewer to ask additional questions and take notes. The remaining nine 
interviews I did by myself. Mattias did not play a major role during the interviews; he 
mainly took notes and asked one or two questions. However, it was important to have 
him there during the interviews at the beginning as I did all material collection in 
Swedish and he, as a native speaker, ensured that I understood everything correctly (and 
could help if needed). I am from Austria, and Swedish is my third language. At the 
beginning of the project it was good to have this support to make sure I understood the 
local dialect correctly. 

To allow other relevant topics to emerge during the interviews, I kept a certain 
flexibility.303 The specific sequences of questions and how much attention I paid to 
different topics during the interviews depended on the interviewee as well as when 
during the process the interview was done. The interview lengths also varied depending 
on the interviewee. The interviews commonly took around one hour, but there were a 

                                            
301 An example of the interview guides can be found in appendix C. 
302 The interview guide can be found in appendix B. 
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few that lasted around half an hour and a few that took an hour and a half; one even 
lasted two hours. All the interviewees agreed on being recorded,304 and the interviews 
were all transcribed. 

Short semi-structured phone interviews were conducted with tenants in order to 
investigate their perspective on the renovation process. These phone interviews were 
conducted by one student and two employees from my department, Tema T. I prepared 
the interview guide.305 One of the interviewers was instructed by Jenny Palm (RP2), the 
other two were instructed by me. The tenant interviews were rather short, lasting on 
average 15 minutes, and because of this, we did not record them. The interviewers 
instead took notes for each interviewed tenant, including age and gender. Additionally, 
the interviewers made a summary of the interviews. I received both the summaries and 
the notes, which I used for my analysis. 

All in all, the three renovation projects had 77 apartments. In total, I have notes 
for 39 interviews with tenants living in these apartments. For RP1, I only have 
interviews from after the renovation due to issues with timing, and for the other two 
projects, tenants were interviewed both before and after; however, it was not always the 
same tenants who were interviewed. It might be seen as problematic that different 
people conducted the interviews and that it was not always the same tenants that were 
interviewed before and after the renovation. I argue, however, that these interviews still 
provide a rich source of information that can give an overview of the tenants’ 

perspective. Issues brought up by the tenants were also discussed in other interviews 
with the project group or could be seen in the observations. The interviews give the 
tenants a voice directly and therefore I do not have to rely solely on other people’s 

opinions about the tenants. 
 

“Participant observation is in some ways both the most natural and the most 

challenging of qualitative data collection methods. It connects the researcher to the 
most basic of human experiences, discovering through immersion and participation the 
hows and whys of human behavior in a particular context.”306 

Participant observation aims to understand human experience. Roles and norms 
that can be taken for granted are investigated as well as routine actions and social 
calculations below the conscious thought level. Interviews alone risk missing some of 
these aspects because people might not mention them or consider it silly to bring them 
up. Participant observation makes it possible to integrate any observed behaviour into 

                                            
304 Also, notes were taken during the interview by a second person, if present. 
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its context and to more or less see the behaviour as it happens. Basically, any setting 
can be investigated with participant observation; it could be any kind of interaction, 
with people, objects or the environment. When applying participant observation, the 
researcher is embedded in the social setting, namely, in the actions and context of the 
researched phenomenon.307 I try to discover social scenes – norms or behaviours that 
are not explicitly talked about, but rather operated on routinely and taken for granted, 
especially in relation to how energy measures are dealt with. 

For my case I did participant observations at 18 meetings during the planning and 
design phase for three renovation projects, and additionally, five out of six meetings 
with the tenants that took place during the same phase. I took continuous notes for all 
the meetings and observations, which I organised and added reflections to as soon as 
possible afterwards. 

We also had collaboration meetings in the CAREER project between the 
researchers and representatives of the housing company to discuss the ongoing work. 
The two excursions, to Gävle, Sweden, and Salzburg, Austria, with members of the 
housing company (and project group) were other unique opportunities to talk to 
members of the housing company about the projects and get to know and understand 
the housing company (their work and ambitions) better. This was an important part of 
my work and gave insights into the housing company’s world.  

As part of the bigger CAREER project, and parallel to my fieldwork, the 
researchers of the engineering department also participated in the project groups’ 

meetings. The housing company and some external consultants expected that the 
researchers in the engineering department would give direct input to the meetings, to 
calculate the effects of different suggestions or measures and give insights on 
developments of new solutions and so on. Even though this was not their role,308 they 
did that in one or two instances, and then I treat them as participants of the project group 
and analyse how their suggestions were handled during the process. 

It is the task and purpose of the investment group to consider and decide upon 
financial aspects of a renovation. It took some time for me to learn about and understand 
the role of the investment group and its importance and influence. Thus, I realised too 
late that I also should have participated in the meetings of the investment group when 
they decided on the orientation of the projects and, additionally, when the final 
investment decisions were taken. I wanted to get deeper insight into the reasoning of 
the investment group regarding the renovation projects and their decisions about which 
measures to implement, but for this I have had to rely solely on the interviews I 
conducted. 
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Documents have different places and functions in research, and I will describe 
what documents I used for my study and how. Document analysis is commonly 
combined with other research methods in case study research.309 “Document analysis 

is a systematic procedure for reviewing or evaluating documents […]. Like other 

analytical methods in qualitative research, document analysis requires that data be 
examined and interpreted in order to elicit meaning, gain understanding, and develop 
empirical knowledge.”310 Bowen states that the analysis involves skimming (superficial 
examination), reading (thorough examination) as well as interpretation of documents 
combining elements from content analysis and thematic analysis.311 My analysis is a 
thematic analysis, which mainly involves skimming through the material and searching 
for particular aspects, such as mentions of energy issues. 

I have used different kinds of documents provided by the housing company for 
my analysis. For the planning and design meetings, the project group shared documents 
on a cloud storage service. These documents included descriptions of the buildings, 
protocols of the meetings, drawings and sketches of the buildings, photos and all other 
information provided for the renovation. The cloud storage not only contained all the 
documents for the renovation projects, but also the tender documents for RP1 and RP3. 
The tender document for RP2 was sent to me by email.312 Additionally, on the cloud 
storage I had access to documents related to the planning and design of an earlier 
renovation project done in 2009 in buildings neighbouring the RP2 building, in an area 
adjacent to the city centre. 

Additionally, I looked at the annual reports that are available online. I also 
received some documents via email from the housing company which included 
PowerPoint presentations, Excel sheets with information on energy use of the buildings 
and a process document that Stångåstaden was using as a guide for how to conduct a 
renovation (which was, however, said to be still under development). 

I did not do an in-depth study of all the material but, taken together, it helped me 
to get a deeper understanding of the process. Some of the documents I only read in order 
to get a better understanding of the renovations, meetings and content of the interviews. 
Others I analysed more in depth as the protocols, the process document received by the 
company and the tender documents. For the one previous renovation that  I had 

                                            
309 See also Bowen, op. cit., pp. 28, 29. 
310 Ibid., p. 27 (Bowen referring to Juliet M. Corbin & Anselm L. Strauss, Basics of qualitative research: techniques 
and procedures for developing grounded theory, (3rd ed.) Sage, Thousand Oaks, CA, 2008; Tim Rapley, Doing 
conversation, discourse and document analysis, Sage, London, 2007.) 
311 See also Bowen, op. cit., p. 32. 
312 The tender document for RP2 was not on the cloud storage when I needed it and wanted to download it. I asked 
the housing company if there was a longer version that they could send to me. For some reason all they could find 
was this short version. In any event, through the public procurement process, they realized that it would be too 
costly to conduct the renovation as planned. In the end it was decided that the whole planning and design phase 
would start all over again with partnering instead of DB. We were not involved in this process. 



access to, done in 2009, I looked through this material and then focused on the 
protocols.313  

 

Table 3.1 shows an overview of the methods applied and the number of interviews 
or participant observations.  

 

 

 
Additionally, I had access to documents provided by the housing company 

(Appendix G). 
To summarise, the data material covers observation field notes, interviews and 

documents provided by the housing company. However, many casual conversations 
took place too, and I took many photos of the renovation objects, all of which influenced 
my understanding of the process and of the housing company and thus had an impact 
on my analysis. 

 

The interviews were analysed with the help of the qualitative content analysis 
approach outlined by Mayring.315 Literature on qualitative interviews shows that there 
is no single way or “recipe” for analysing interviews or doing any content analysis. On 

                                            
313 An extensive overview of all the documents I had access to can be found in appendix G. 
314 For one of the missing meeting I have notes and information from Mattias Nyman, the research assistant at the 
CAREER project, as well as the official protocol. For the other missing meeting I have to rely solely on the official 
protocol. This meeting we missed because we had not yet received the information from the housing company that 
the planning and design had already started. 
315 See also Mayring, Einführung in die qualitative Sozialforschung, op. cit.; Philipp Mayring, Qualitative 
Inhaltsanalyse. Grundlagen und Techniken, Weinheim und Basel, Beltz, 2008. 



the contrary, a content analysis should be adapted to each specific case and should refer 
to the specific research aim and questions.316 Mayring emphasises that just as a research 
question needs to be developed, so does the procedure of a content analysis need to be 
developed and constructed in line with the research aim and questions.317 Besides its 
flexibility, a content analysis is still controlled, which means that it follows a process 
of analysis.318 

Mayring differentiates between three main procedures – the summary, the 
explication and the structuring. Those are applicable in a flexible way regarding the 
research aim and questions.319 For this analysis the structuring content analysis has been 
selected as a basis. The structuring analysis is then again split into a content, a formal, 
a typifying and a scaling structuring. For this case I chose content structuring.320 
Content structuring focuses on filtering out certain parts in order to find a structure and 
then, as a final step, summarising certain topics or aspects of the material.321 Following 
Mayring’s322 procedure, I filtered and structured the material, but I never summarised 
all of the material in the end due to its sheer volume, and I did not see it as necessary to 
do so for the analysis but tried to handle it in other ways instead. 

The centre of the analysis is the category or code system.323 According to the code 
system the material is filtered, structured and summarised; 324“[…] it is essential to 

develop the aspects on interpretation – the categories – as closely as possible to the 
material, and to formulate them in terms of the material.”325 A pre-test is done in order 
to ensure the code system’s reliability, and in this process codes can be easily revised. 

Yet, the code system can still be adapted during the analysis if disputable codes are 
discovered. For the creation of a code system within the content structuring, Mayring 
suggests a deductive or top-down approach. As a final step, the data material is 
summarised in relation to the codes and research aim as well as questions.326 For this 
code system creation, however, I selected an abductive approach, as Mayring and Früh 
say there is no single recipe for a content analysis and, rather, that guidelines need to 
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be adopted for certain cases and research questions. My whole methodological 
approach was abductive in nature.327 

Since the interview material is rather extensive I decided to use Atlas.ti in order to 
do a computer-aided content analysis. This made it much easier to keep an overview of 
the interviews and all the codes in the long run as there are around 500 pages of 
interview transcripts altogether. In my opinion, it would have been too complicated to 
quickly find codes in so many pages if it had to be done manually. The program allowed 
me, for instance, to click on any code and receive all the quotations for that code from 
all the interviews. Using a computer-aided analysis does not mean that the program did 
the coding and the analysis. The coding was done by me. The program is just a tool to 
simplify working with a large amount of data. 

I started to develop the codes during the first reading of the interviews and they 
are partly also a reflection of the topics in the interview guide, and energy-related codes 
were of the greatest interest. The coding took me a few months since there was a large 
amount of data and almost all of the material is in Swedish (one interview was done in 
German). It took time for me to ensure that I had properly understood and translated 
each word and that I had a clear understanding of the content. Also, to do a proper 
coding, I did one round of finding codes and themes manually. Thus, at the beginning, 
I read through the material on paper and did the first coding manually. This first reading 
(without the help of Atlas.ti) helped me to create a first draft of codes and then served 
also as a pre-test in a sense together with coding again in Atlas.ti. Then I did another 
round of coding (with the help of the codes defined during the first round) on the 
computer with the help of Atlas.ti. In this step, I was faced with a so-called “code 

swamp”. This brings me straight to one difficulty that arises with doing computer-aided 
coding. When sitting in front of the computer, reading and being so close to the material, 
it is easy to drown in the huge amount of data and it is rather simple to create so many 
codes as to be “swamped” by them. I soon found myself confronted with a rather long 
and overwhelming list of codes. I then took time to look through my codes and realised 
how many similar codes I had created and that there were similar codes with different 
formulations. Therefore an advantage of the program is that it makes it easy to merge 
codes and create new ones out of the existing list. I had to revise my codes several times 
to get a more manageable list. I had many sub-codes and codes that were not relevant 
for the analysis, but I kept them in the program in case I want to go back to them for a 
different analysis. Also, I kept a version of my detailed code list since I wanted to do 
an analysis that is a rather detailed description of the planning and design process. 

For the analysis, I ended up with 23 main codes, each of which has different sub-
codes for potential detailed investigations. The analysis was simplified using the 
program as a tool since it is easy to select one or more codes and then get the relevant 
quotations of the interviewees as output. I could thus easily play with my material and 
go back and forth between codes and see which people said what. This was an iterative 
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process, and throughout the analysis and writing of the text I always had my program 
open, looking through the codes and quotations. Also, for the analysis, I had to translate 
many words and read the Swedish material several times in order to make sure that I 
understood it correctly. This took extra time, but it brought me, in my opinion, very 
close to the material. 

 

The project meetings and interviews were conducted in Swedish. I want to reflect 
on this fact since Swedish is my third language (German is my mother tongue, English 
my second language), and while I’m now largely fluent, I may not pick up the language 

to the same extent as a native speaker would. With respect to the transcription, this has 
been mitigated by using a professional service for transcribing the interviews, saving 
time and effort as well as avoiding the risk of misunderstanding in the transcription 
process as I usually do not write in Swedish. One might argue that a third person 
transcribing might not hear, or might mishear, things due to the lack of context. I did 
not encounter any problems like that when reading the interviews, and I also even re-
listened to parts of the interviews and I found no out-of-line transcriptions. 

One can say that the act of transcribing the material brings the researcher to a 
deeper understanding. Even though I had help with the transcription, I spent a lot of 
time very close to the material. When starting with the interview analysis I realised that 
there are many words I understand in the context but I do not have an exact translation. 
Since the interviews are an important part of my material, I spent a great deal of time 
going through them, re-listening to them and simply using a dictionary and translating 
parts of them myself to make sure I really understood everything. This was all done 
before I did the coding. When I did the coding I once again read and went through the 
material and also re-listened to parts of the recordings. So I can say that I do know my 
material very well. 

As I entered the field, my Swedish was good and I could express myself well and 
follow any conversation; however, the language spoken in the meetings was a 
challenge, especially at the beginning. First, I was not familiar with the professional 
language and terms used in the building sector, and second, I had to learn to understand 
the local dialect, which some people spoke quite strongly. Therefore, the fieldwork 
phase was a challenge at the beginning and was sometimes rather tiresome, but now I 
can safely say I understand the local dialect well. However, comprehension during the 
interviews and meetings was usually not a problem since context and body language 
offer a lot of clues that help with understanding in such interpersonal exchanges. I also 
felt that people were patient, open and helpful and did not mind my asking what a 
certain word meant when I did not understand it. Also, at most of the meetings there 



was always at least one more researcher present who I could ask for clarifications, and 
we always discussed the meetings and their content afterwards, which was also very 
good for adding reflections to my observation notes. 

I would argue that my lack of Swedish at times worked to my advantage during 
interviews. I could ask “stupid” questions and the interviewees took their time to 

explain everything to me in great detail, and I got the feeling that many interviewees 
wanted to explain a lot to me. At 16 of the interviews at the beginning of my fieldwork, 
Mattias Nyman provided support in case I might not understand – or might in fact 
misunderstand – something an interviewee said.  

Also, I think I might have seen things differently as a non-Swedish person 
observing this process and I would be more likely to question things that might be taken 
for granted by a Swedish person. 

 

Following Maxwell, I argue that the validity of my study is supported by a 
combination of data from different sources. I used multiple data sources and numerous 
respondents and participated over a long time in the studied planning and design 
phase.328 Maxwell says that there might be a risk that a researcher’s influence on the 

research environment could threaten the validity of a study.329 I conducted participant 
observations and interacted closely with my respondents, thus the studied process is 
most likely influenced. During the process I took notes and described situations where 
I could have had an influence. Also, my expertise is not in technology, thus it was not 
possible for me to influence the negotiations in that respect nor to influence which 
measures or solutions were suggested. Overall, I think that my presence during the 
meetings was mainly noticed when I interrupted the process to ask for clarification or 
when the other participants got curious about what I was writing down. Sometimes the 
project group members were obviously confused about my presence and did not know 
what to make of me: I never gave input, and they did not understand why I was sitting 
there listening and taking notes. Sometimes I got comments like “What are you typing 
all the time?” or “Be careful, Katharina is watching our behaviour” (connected to 
laughter and jokes). It was at times a bit awkward. However, I do not have the feeling 
that our presence as researchers influenced what happened during the planning and 
design meetings. I see no indication that my or the other researchers’ presence 

influenced central aspects during the meetings of what we were interested in, such as 
meeting agendas, suggested measures, time frames and prioritisations. 
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My aim with the observation was not to influence the process, which makes my 
participation different from that of the engineering researchers. However, of course, my 
presence and that of the other researchers did influence the process overall in one way 
or another. One issue that I became aware of concerns the participation of various 
employees of the housing company at the meetings. When the first two renovation 
projects started, our research was new and employees may have been curious about us 
and what we were doing at the project meetings. Several employees of the housing 
company who were said to usually not participate in the project groups’ meetings 

attended them (in RP1 and RP2, although not in RP3). There was a drastic decrease in 
the number of participants from the housing company in the third renovation project. 
Also, one of the external consultants said (EC-9) that usually there was only a small 
group of participants in the meetings (like in RP3) and he thought that the internal 
employees were there for our benefit, or maybe it was because it was supposed to be an 
energy renovation – or possibly for both reasons. The presence of these additional 
people, however, influenced the meetings and I included them in my analysis.  

Our presence at the meetings of the housing company as well as the excursions we 
took together and all the collaboration meetings certainly also shaped the work. The 
collaboration meetings and excursions certainly improved the communication and 
information flow between the housing company and the researchers. When we did these 
things together in a neutral arena in the same conditions, we became more approachable 
to them. 

I often felt that my status as a young female, and moreover, one without technical 
expertise, made me seem unusual and made my presence seem puzzling. I had the 
strong feeling that, during the interviews, the presence of Mattias, a male student, gave 
me more credibility in the male-dominated construction industry. 

 

Case studies are often criticised for not allowing generalisations from the 
results.330 My aim is not generalisation in itself but rather to present a relevant 
phenomenon that might be useful for similar contexts and actors. Flyvbjerg says, 
moreover, that case studies are commonly criticised for being oversimplified as they 
study one specific phenomenon or one example, and that therefore it is not possible to 
make any broader statements based on case studies.331 This is also often claimed in 
sociological or social science textbooks, as observed by Flyvbjerg. Furthermore, case 
studies are often referred to as a pilot method to develop hypotheses, which he argues 
is a misconception. He emphasises the value of case studies and especially criticises 
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how case studies are presented in relation to creating (scientific) knowledge. Namely, 
that general, theoretical (context-independent) knowledge should be regarded as more 
valuable than practical (context-dependent) knowledge, since it is difficult to make 
generalisations from one case.332 Case studies are also seen as more biased towards the 
notions held by the researcher and, finally, it is argued that it is difficult to actually 
come to general propositions or theory based on case studies. These misunderstandings 
are common and question the reliability, validity and the scientific method of a case 
study.333 

Flyvbjerg argues that an advantage of the case study is that it develops concrete 
context-dependent knowledge. He argues that it is not right to say that one cannot 
generalise from one single case, and, for instance, that a critical case can be quite 
influential (as also often seen in the history of natural science). The generalisability of 
a case study is influenced by the strategic choice of a case.334 “That knowledge cannot 
be formally generalizable does not mean that it cannot enter into the collective process 
of knowledge accumulation in a given field or society. A purely descriptive, 
phenomenological case study without any attempt to generalize can certainly be of 
value on this process and has often helped cut a path toward scientific innovation.”335 
Formal generalisation, in his opinion, should not be the only legitimate method of 
scientific inquiry. Often the power of the good example is underestimated and the 
strength of the case study can be increased by studying a critical case. A critical case 
can thus be defined as an atypical or extreme case which might reveal more information 
since multiple actors and mechanisms are activated in such a situation.336 Often, case 
studies are criticised based on the notion that researchers verify their preconceived 
notions, but experience shows that more often than not with in-depth case studies, 
preconceived views, assumptions or hypotheses were wrong.337 Further, one can argue 
that issues regarding subjectivism and bias towards verification can be a problem of all 
methods, not only the case study.338 

Applying a case study method, I have the opportunity to conduct a detailed study 
where it is possible to analyse the complexity of a whole process, which allows me, in 
turn, to analyse many aspects of this complex problem. It might not be desirable to 
summarise and generalise a case study but rather read it in its entirety.339 

This critiques about not being generalisable and about the conclusions and 
findings only applying to the studied case are not necessarily a problem. A critical case 
and good example can contribute to the development of scientific knowledge. For 
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instance, interesting patterns can be shown that can serve as a basis for other studies, or 
they can be practically applicable for, in my case, other housing companies. I argue that 
a lot can be learned from my case as it is about a housing company on the verge of 
becoming more energy efficient. A process is followed as regards what happens in the 
company practice after the strategic decision is made about working with an energy 
reduction goal. 
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Buildings need continuous maintenance and intermittent renovations, which opens 

windows of opportunity to take energy saving actions in the buildings. I have followed 
three renovation projects in the Swedish municipal housing company Stångåstaden, 
which recently decided upon a goal of 25% energy savings by 2025, the so called 25-
25 energy goal. In this chapter, I will set the scene within which these renovation 
projects were carried out. As a background, the overall situation in Sweden in terms of 
Swedish housing companies and their striving for energy efficiency or sustainability, 
tenure types, public housing, building stock, age and need for renovation is also 
presented. Then I describe how building renovations are performed, both in principle 
and within Stångåstaden. The renovation project is a social process, and the matter of 
which actors are involved is of importance for the project’s outcome. Also, the technical 

setting of the buildings is fundamental for what can be done when renovating. 
Therefore, I also give a glimpse of technical factors that are of importance for driving 
the renovation process.340 

The aim with this chapter is to give the reader background information relevant to 
the case study and thereby to provide a background to the analysis that follows. In 
chapters 5 to 7, the focus will be on the middle professionals in the project groups’ 

meetings, the meeting practice and the role of the middle, the top and bottom in the 
planning and design phase in relation to enabling and disabling energy measures. 

 

Högberg et al. investigated the inclusion of energy efficiency in the renovation 
work of real estate companies in Sweden. Sweden has formulated ambitious energy 
saving objectives, but, as Högberg et al. argue, the current rate of energy efficiency 
investments is not sufficient to reach these goals. They investigate how real estate 
owners reason and act when it comes to decisions on energy efficiency investment. As 
a result, they suggest a “company typology” as regards ambitions and strategies 
concerning energy efficiency. According to this typology, there are four types of 
companies: the Strict Profit Maximising Company, the Little Extra Company, the 
Policy Led Ambitious Company and the Administration Led Ambitious Company. 
Högberg et al. argue that a company’s choice among these different strategies defines 

how it will react to investment incentives regarding energy efficiency and thereby 
influences the overall result in the energy efficiency work. Furthermore, these ideal 
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types should be kept in mind when developing policies for increased energy 
efficiency.341 

The Strict Profit Maximising Company is a risk-averse real estate owner, and 
energy efficiency measures are only installed if they are strictly profitable in the short 
or medium run. Only measures with a low investment cost and short pay-off time in 
relation to energy consumption and operating costs are implemented. If such a company 
decides to install more extensive energy efficiency measures it implies that a 
significantly lower operating cost, or that the investment cost, will be covered in about 
five years. This type of company will not easily be affected by policy measures, unless 
there are large subsides given for investments because their aim is to be profitable in 
the short run.342 

The Little Extra Company does more than the strict profitability limit calls for. 
Such a company wants to show environmental responsibility and regards energy 
efficiency as more valuable than the profit maximising firm does. For those companies, 
cost estimates are usually optimistic towards energy efficiency measures, yet it is not 
regarded as a trade-off between energy efficiency and economic goals. These 
companies have energy efficiency goals, but they are not given priority. Companies of 
this type might be affected by policy measures and interventions, but there is a risk that 
they could postpone energy efficiency measures while waiting for expected 
subsidies.343 

The Policy Led Ambitious Company has ambitious energy efficiency goals that 
mainly come from owner directives. Energy efficiency is prioritised highly and it is 
viewed as necessary in the long run. Other goals might be related to energy efficiency, 
for instance, the owner might want to combat social decline with energy efficient 
renovations. Since the energy efficiency priority comes from the owner, this company 
is able to use measures that are not immediately profitable. Even though profitability is 
seen as the ideal, it is possible to argue for economic loss in the sense that the damages 
of greenhouse gas emissions are internalised. Companies of this type do a lot to achieve 
an energy efficient building stock, but the strategy might be affected by changes at the 
company or government level.344 

The Administration Led Ambitious Company has ambitious energy goals, but these 
come to a large extent from company employees, mainly from the managerial body. 
Also, in this company, economic profitability is not the most important issue, but very 
expensive measures would be hard to find acceptance for. The owners are not the 
drivers here, and conflicts may arise. Companies of this type also do a lot for energy 
efficiency in their building stock, but the strategy is vulnerable to changes in the 
administrative staff.345 

                                            
341 See also Högberg, Lind & Grange, op. cit. 
342 See also ibid., p. 1357. 
343 See also ibid., p. 1358. 
344 See also ibid., pp. 1358, 1359. 
345 See also ibid., p. 1358. 



 

In my last chapter Discussions and conclusions I will come back to this and discuss 
which typology Stångåstaden’s resembles. 

 

As discussed earlier, in section 1.3.2, Olsson et al. did a study on how 
sustainability and energy aspects are handled by Swedish property owner organisations 
for renovation projects. They present six areas of interest at different stages in the 
process of renovation projects. I will present the main points that are interesting for my 
case and indicate how they refer to my analysis.346 

1. Economic Aspects of Decision Making (prior to the project and continuing up 
until follow-up). Both in publicly and privately owned companies, there are indications 
based on the interviews that there is little funding for renovation purposes, maintenance 
or modernisation, according to Olsson et al. The reason for the limited funding is related 
to an agreement between the Swedish Property Federation and the Swedish Union of 
Tenants to avoid high taxation. As a result, renovations are funded by a rent increase 
and a reduction in operating costs, thus costs are to be kept low. Another crucial aspect 
influencing decisions to enable or disable (energy) measures is related to expected 
return on investments. Achieving high return rates (being profitable) means taking 
fewer (energy) measures. The interviewed organisations in Olsson et al. showed a return 
rate of 4% to 7%. Regarding the estimation of profitability, the organisations indicated 
that they usually had some kind of LCC (Life Cycle Cost) approach; however, the 
method used actually depended a lot on the specific project managers, and some just 
estimated simple payback times. The lack of overarching guidelines for economic 
evaluation and what numbers to actually use was one apparent problem. To estimate 
profitability, different numbers for the same parameters were used (e.g., yearly energy 
price increase), even within one organisation. The parameters used largely depended on 
the project manager, which could result in different evaluations of the same measure in 
similar projects. Thus, there were big differences regarding potential renovation 
measures, even within one company.347 In the analysis I will come back to this, looking 
at economic considerations made in relation to the projects I studied. 

2. Property Management. Three organisations in the study by Olsson et al. said 
they had a more or less comprehensive maintenance plan for their properties, but none 
of these included sustainability goals (smaller organisations had a facility manager with 
tacit knowledge about the buildings). Three large organisations had overarching 
sustainability goals for renovations, aiming to reduce the energy demand by 20% when 
a major renovation project is performed. One even stated its goal as a 50% reduction 
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for major renovations. Regarding monitoring and follow-up of energy use and domestic 
hot water use in the management process, five out of six organisations indicated that 
they had some kind of monitoring for energy use, but the analysis of this data was more 
limited. None of the organisations had detailed energy use data. Rather, they had only 
the total energy use data for each of heating, electricity, and domestic hot water use for 
the operation of each building. Further, indoor environmental quality investigations 
while the buildings were occupied were limited. To summarise, there was an absence 
of sustainability objectives in maintenance plans and rather modest overarching 
sustainability targets, if they existed at all. Another thing missing was detailed as well 
as gathered information for analysis related to the buildings’ environmental 
performance.348 The goal setting and the use of energy data will be discussed in relation 
to my analysis. 

3. Renovation Process in General. There was no model for managing 
sustainability aspects in most of the organisations studied by Olsson et al. Only one had 
a model, called “environmental descriptions”, which could be used for renovations. 
Another used the Swedish environmental rating tool “Miljöbyggnad” as a steering tool. 

Usually there were no environmental programmes and plans, and how these aspects 
were to be addressed depended to a large extent on the dedication and skill of each 
project manager. Also, project managers were not given internal support with respect 
to these issues and they often did not even know what to ask for. Concerning individual 
metering and billing (IMB), there was also no consistent view among the studied 
organisations. New construction and renovation projects seemed to be rather similar 
from an organisational perspective. Two organisations had internal project managers 
and the others used consultants. Also, two used a “renovation coordinator” as a link 

between the project group and the tenants. Regarding how to promote better 
management of sustainability aspects during a renovation project, suggestions included 
disseminating information about sustainability to actors such as project managers, 
consultants, contractors and tenants; involving environmental experts to support the 
project manager; having sustainability aspects on the agenda at design team and 
construction site meetings; and introducing a checklist as a support for the project 
manager in addressing these aspects. Another suggestion was to start using 
environmental rating tools as well as the analysis of tenant behaviour, as this affects 
energy demand and the indoor environment. There were limited routines and processes 
regarding the management of sustainability aspects in projects.349 My case study 
company was in an early stage of implementing routines for energy efficiency, and my 
analysis is also about how these issues were handled in the studied renovation projects. 

4. Building Inspection Stage. The decision about which buildings to prioritise for 
renovation is not a simple one for organisations with a large building stock. The issue 
at hand is that most buildings are in excessive need of renovations with extensive 
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measures. However, it is not possible to renovate all of them at the same time. Five 
organisations said they based their decision on the status of the construction and 
technical supply system and might also take into account security aspects and tenants’ 

opinions. One organisation did the prioritisation based on the age of the buildings. Most 
said that they did building inspections if necessary before beginning any renovation. 
The inspections were conducted on a rather general level. What was not included was 
an analysis regarding energy use and possible energy saving measures, nor were there 
indoor environment evaluations (e.g., thermal comfort, moisture, noise or daylight). 
When it comes to measures such as replacing windows versus renovating windows, this 
was decided with the help of LCC analysis or simply based on experience with previous 
projects. The tenants’ perspectives and opinions on upcoming renovations or the 
possible involvement of the tenants could affect the outcome and the tenants’ 

satisfaction. Four organisations said they had tenant involvement meetings where the 
Swedish Union of Tenants played an important role. These were mainly information 
sharing meetings, although the tenants were asked for their opinions and could influence 
decisions to some degree. However, no tenant surveys were conducted before the 
renovations that could help identify certain issues, such as indoor environmental 
problems.350 The involvement of tenants will be discussed in relation to my projects. I 
also study how decisions were made regarding which measures were to be undertaken. 

5. Construction Stage. Regarding the incorporation of sustainability aspects for 
renovations, two especially important factors are the contract type and the project 
manager’s skill and commitment. The studied organisations mainly used turnkey 

contracts.351 “Turnkey contracts are often defined as if a single contractor, procured 
by a client, acquires and sets up all necessary premises, equipment, supplies and 
operating personnel to bring the project to an operational stage. All that the client 
needs to do is ‘turn the key’ to begin full and effective usage of the new (in this case 
renovated) facility.”352 Some also used partnering at times. But the main reason 
mentioned for the use of turnkey contracts was that they require fewer personnel. The 
procurement document itself often consists of standard templates that do not include 
sustainability aspects to a satisfactory degree. It is seen as time-consuming and as more 
costly to make changes in the construction phase. The type of contract impacts the 
handling of sustainability issues. For example, the contract places restrictions on 
materials used, as there are limited procurement routines. The project managers have a 
key role and thus their skill and engagement influence various aspects of the project.353 
I did not investigate the role of the contracting form extensively, nor the construction 
stage (or as I call it, the late “reconstruction phase”), but the role of the project manager 
is relevant. 
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6. Follow-up Stage. After a renovation there should be a follow-up period in order 
to verify the outcome of the implemented measures. This should take place before 
continuing with the regular property management process. However, the studied 
organisation only did limited follow-ups. Energy use was said to be monitored with 
monthly readings of operational energy use. Indoor environmental aspects were usually 
not followed up. Thorough investigations of specific parameters were performed if 
there was something wrong. Also, there was an attempt to preserve and propagate the 
experiences of the project team during and after the completion of a project, yet this 
mainly concerned the employees of the organisation rather than consultants or 
contractors. There was a limited analysis of energy use after a renovation project. Also, 
there was no survey to check on the tenants’ satisfaction.354 This will be discussed in 
relation to Stångåstaden’s renovation processes. 

 
 

The housing company in my case study is a municipal housing company in 
Linköping. In this section, I relate the housing company to background information 
about type of tenure in the multi-family building stock and public housing in Sweden, 
in order to better understand the role of the municipal housing company Stångåstaden. 
There are primarily three different tenure types in the Swedish multi-family building 
stock: municipality owned rental apartments, privately owned apartments and resident-
owned apartments (in Swedish Bostadsrätt).355 Thus, rented buildings can be public 
housing units (owned by housing companies) or privately rented units (owned by 
property/real estate investors or private owners).356 The different types of tenure also 
present different opportunities and barriers for renovation, which thus influence 
possibilities for reaching a sustainable and energy efficient building stock.357 My study 
focuses on rental apartments in public housing units, which is the focus of the following 
presentation. 

 

The public housing sector is very large in Sweden compared to other countries in 
Europe, and comprises as much as 68% of the multi-family dwellings.358 (The share of 
multi-family and single dwellings is about the same, with each being 50%.F

359) Yet, there 
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are no exact statistics on tenure in Sweden since 1990.360 Since then, Statistics Sweden 
(SCB)361 has estimated the housing stock by keeping track of registered new projects 
as well as demolitions, but statistics on different types of tenure are vague. 3

362 “Although 

these figures may give a fair idea of how many houses and dwellings there are, they do 
not show whether the dwellings are rented or owned by the residents.”363 However, a 
yearly questionnaire conducted in Sweden by SCB reveals that one-third of the Swedish 
population lives in public housing. This figure has been stable since the mid-1980s.364 

The public housing sector in Sweden is not only larger than in the rest of Europe, 
it also has special properties. Public housing companies are primarily owned by local 
municipalities or public utilities. The principle behind public housing is to provide 
access for everyone and without profit. There are similar concepts in Europe, such as 
“social housing” in the UK, “logement sociale” in France, and “Sozialwohnung” in 

Germany and Austria. However, in Sweden, there is no upper income limit for those 
who rent public housing units as there is for those kinds of accommodations in the rest 
of Europe. In Sweden, the public housing companies usually have no responsibility to 
take care of people who have problems affording housing, and there are no special 
buildings or areas assigned for people with low income. Instead, people with low 
income get social support and economic support for rent and, within this frame, they 
can live where they want. The economic support is based on their income and decided 
upon by the National Insurance Office. The rent is set in negotiations and not by the 
housing market. The Swedish Union of Tenants negotiates rents on behalf of the 
tenants, on a yearly basis, with the landlords.365 

One of the many Swedish municipal housing companies is Stångåstaden in 
Linköping, which shall be described in the next section. 

 
 

Linköping is Sweden’s fifth-largest municipality, and in 2013 the number of 
inhabitants surpassed 150 000. Since the 1950s there has been strong population 
growth, and it is growing faster than the national average. Linköping has in total about 
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homes, the living environment and transportation 1975-2002), 2004, in Castell, op. cit., p. 1. 
363 Statistics Sweden, Bostads- och byggnadsstatistik årsbok 2009, Statistiska centralbyrån, Stockholm (Yearbook of 
Housing and Building Statistics 2009), 2009, in Castell, op. cit., p. 1. 
364 See also Statistics Sweden, Så bor vi i Sverige, op. cit., in Castell, op. cit., p. 1. 
365 See also Rented accommodation in Sweden – a unique set-up, 
<http://www.iut.nu/Facts%20and%20figures/A%20unique%20set%20up_2005.pdf>, accessed 2016-02-24.  



 

74 000 homes.366 For decades there has been a strong demand for apartments, long 
waiting lists and in fact a shortage, as there were not enough residential developments 
to meet the rising population. The housing demand is expected to increase continuously 
in line with the population increase.367 

Table 4.1 gives an overview of the types of houses there are in Linköping and in 
Sweden as a whole. There is a larger share of rental apartments in Linköping compared 
to the country overall. Additionally, there are slightly more co-op apartments and fewer 
small houses (owner-occupied houses) in Linköping compared to the nation in 
general.368 

 

3

 
Stångåstaden, the municipal housing company, is owned by Linköping 

municipality and was established over 70 years ago. It is the largest housing company 
in Linköping and the biggest landlord in the city, owning about 18 500 rental 
apartments, around 4200 of which are student accommodations. Its share of the housing 
market is around 26% of all homes, which includes co-op apartments and houses.370 
The total turnover was 1 369 MSEK and the occupancy rate for dwellings was 99, 9% 
in 2015.371 

 

                                            
366 Stångåstaden, Annual report 2014, <https://www.stangastaden.se/Documents/ekonomi/Annual-report-2014.pdf>, 
accessed 2016-02-03. 
367 See also Stångåstaden AB, summary, <http://www.alacrastore.com/research/s-and-p-credit-research-
Summary_Stangastaden_AB-591580>, accessed 2016-02-03. 
368 Stångåstaden, Annual report 2014, op. cit.  
369 Based on https://www.stangastaden.se/Documents/ekonomi/Annual-report-2014.pdf, p.56, accessed 2016-02-03 
370 Stångåstaden has around 84 831 m2 of commercial premises, approximately 33 000 tenants and around 1 600 000 
m2 of heated area. The housing company also has 34 residential units with historical value. Overall, this means that 
Stångåstaden owns about 26% of the homes in the municipality (see Stångåstaden, Årsredovisning 2014, Del 3 
Ekonomi, <https://www.stangastaden.se/Documents/ ekonomi/%C3%85rsredovisning-2014-Del-3-Ekonomi.pdf>, 
accessed 2016-02-03; Stångåstaden; see also Stångåstaden AB, Om oss (about us), 
<https://www.stangastaden.se/omoss>, accessed 2016-02-03; Stångåstaden AB, summary, op. cit. 
371 Stångåstaden AB, Om oss (about us), op. cit.  



 

All municipally owned companies in Linköping are part of Linköping’s Stadshus 

AB.372 The single shareholder, Linköping municipality, exerts its governance by 
exercising its voting rights at the Annual General Meeting, which is Stångåstaden’s 

highest level of decision making.373 Stångåstaden is owned 100% by Linköping 
Stadshus AB. All Swedish municipal housing companies’ operations are governed by 

the Swedish Local Government Act and by the law of the Limited Companies Act.374 
 

Within the next 15 to 20 years Stångåstaden plans to undertake extensive 
renovations, including plumbing stack replacement. This comprises around 7000 to 
7500 apartments. There are major challenges regarding reconstruction since a large 
portion of their properties are in need of extensive renovation to bring them up to 
today’s standards. Therefore, Stångåstaden has to increase its reconstruction rate to 300-
500 renovated apartments per year, student accommodations excluded. There are 
different levels of renovation activities. The investment for those buildings is estimated 
to be between 4000-5000 MSEK over the next 15-20 years. In 2014 the result of the 
renovation activities was 206 upgraded homes.375 In 2015 the result was 313 
apartments, and a total of 1005 MSEK was spent on maintaining and renovating 
properties owned by Stångåstaden.376 The plan for 2016 was to renovate 340-350 
apartments, mainly properties built during the 1950s and 1960s.377 

According to Stångåstaden’s annual report, most of the renovation measures to be 
done are replacement of plumbing stacks, remodelling of kitchens and bathrooms and 
renovation of façades. Additionally, in some buildings where it was technically feasible, 
they also installed HRV (heat recovery ventilation) in order to achieve better comfort 
and environmental performance.378 

 

                                            
372 For instance, different types of housing companies are part of Linköpings stadshus AB as well as Tekniska 
Verken i Linköping AB, which is the municipally owned energy company. Most of Stångåstaden’s houses are 

provided with districted heating from Tekniska Verken i Linköping AB. 
373 Stångåstaden, Annual report 2014, op. cit. 
374 See also Stångåstaden, Årsredovisning 2014, op. cit.; Stångåstaden AB, Om oss (about us), op. cit.  
375 Stångåstaden, Annual report 2014, op. cit. 
376 Stångåstaden, Årsredovisning 2014, Del 1 Verksamhet, <https://www.stangastaden.se/Documents/ekonomi/ 
arsredovisning_2015_del_1_verksamhet.pdf>, accessed 2016-10-10, p. 77.  
377 Ibid.  
378 Annual report 2014, op. cit.  



 

In order to act with care for the environment, Stångåstaden has adopted an energy 
goal whereby the amount of purchased energy per square metre – electricity, heating 
and cooling –shall be reduced by 25% from 2011 to 2025.379 

To achieve this 25-25 energy goal, Stångåstaden has developed strategies for new 
construction, renovation projects, and various other kinds of energy projects. Individual 
metering and billing (IMB) or solar energy projects are specifically energy oriented. In 
2014, Stångåstaden started to include the energy goal and plans for how to achieve it in 
their annual report.  

In 2014, both “new technology” and “behaviour change of the tenants” were 

included in the annual reports as factors influencing the energy reduction.380 The idea 
of taking these two factors into consideration was again dropped in 2015 as it would be 
too difficult to properly measure them separately.381 Now the factors separately 
measured and represented in the annual report are “new construction”, “renovation” and 

“energy projects”. According to the annual report in 2015,382 there was a total energy 
reduction of 1, 2% in 2012 (compared to 2011), it was 3% in 2013, it was 6, 2% in 2014 
and 7, 2% in 2015. For this total energy reduction, renovation played a minor role in 
relation to “energy projects”383 and also “new construction”. 

According to interviewed employees of the municipal housing company, the 25-
25 energy goal is very important and they strive to reach it and thus also consider this 
overall energy goal for the renovation projects. Many of the housing company 
interviewees said that this will be especially crucial when entering the renovation phase 
of the houses built in the Million Programme building renovations. 

 

Within the housing company a new speciality group with a focus on energy 
savings and energy efficiency was established in 2011/2012, called the energy group. 
Their mission is to ensure that energy issues are included in new construction and 
renovation, and also to take action towards increasing energy efficiency in general, by 
working with IMB and solar panel installations, for example. The energy group is a 
concrete result of setting the 25-25 energy goal to save energy within the housing stock 
of the company. 

                                            
379 See also Stångåstaden AB, Om oss (about us), op. cit. 
380 See also Stångåstaden, Annual report 2014, op. cit. 
381 See also Stångåstaden, Annual report 2015, part 2 Sustainability https://www.stangastaden.se/Documents/ 
ekonomi/ANNUAL_REPORT_2015_SUSTAINABILITY.pdf>, accessed 2016-02-03, p. 19. 
382 Ibid.  
383 Such as individual metering and billing (IMB) or solar energy projects. 



 

The energy group has five members, including a manager, one so-called ‘energy 
strategist’ (energistrateg in Swedish), an energy controller and the so-called energy 
hunters who are supposed to work more on-site with the tenants. They have overall 
responsibility for the energy savings and efficiency actions in the company, and they 
should also inspire other employees to take actions towards meeting the energy goal. 

The energy group’s work, then, is partly to influence the renovation projects and 
bring more energy awareness and efficiency to project development. Yet, the roles of 
the energy group members are still in the making as an “energy group” is quite new. 
Therefore, their exact role in relation to renovation projects is not clearly defined. 
Overall, the work of the energy group is to operate and work towards the 25-25 energy 
goal, according to the energy manager. 

The strategic energy employee works with strategic issues such as IMB, solar 
energy and wind power and is involved in the collaboration projects with the university. 
The energy controller works with statistics and collaborates with Tekniska Verken AB, 
the main energy supplier of heat and water in Linköping, around general energy issues 
as well as renovation projects. The two energy hunters work closely with the area 
managers of the housing company. When it comes to renovations, the energy hunters 
are involved with the buildings on-site, working with technical services and with 
contractors. Also, the energy manager said that their task is to find “energy thieves” 

(which means, for example, heat and water leakages) and this is why they are called 
“energy hunters”.  

The plan is that the energy manager should be included in the planning and design 
phase of future renovations and then an energy hunter will be involved in the 
reconstruction phase to check that the energy measures have been included and to sort 
out energy-related questions on-site. The idea is that, in the long run, the energy group 
will not be needed anymore since the goal is to reach a point where including energy 
efficiency in renovation will become the new normal:  

Well then there is the hope that in a few years we will not have to participate. 
It should become a natural part of ... that it is as natural to think about energy 
… that thinking about it [would be as natural as] thinking that there should 
be electricity, water and heat in the houses, I hope. (Interview, IC-9) 

 

Building construction (new construction and renovation) is described as a complex 
and multidisciplinary process.384 In order for a project to be a success, various skills are 
required (e.g., architects, engineers, designers, contractors, sub-contractors and 
suppliers). For a project to be successful the various actors involved must use different 

                                            
384 See also Naaranoja & Uden, op. cit., p. 852. 



 

ways to communicate, and they must work together in the course of the construction 
project, which may last for many months or even years.385 “There is a high level of skills 
and knowledge required to translate a client’s version or list of requirements into plans 

and specifications and then into a real building that functions well for the people who 
will live or work there.”386 Not only technical skills are needed for construction projects 
but also skills to coordinate different efforts from the various professionals involved. 
Also different kinds of rules and regulations need to be followed which are presented 
in Appendix A. 

Most processes for renovation projects consist broadly of four phases which can 
be summarised as (1) analysis and prioritising, which is the decision to conduct a 
renovation; (2) planning and design for the renovation of a building; (3) reconstruction 
and, (4) commissioning, occupancy or use of the building. This is a simplified model 
of renovation processes,387 in which sub-phases are included and overlaps might occur. 
Hence, the process is not necessarily as linear and simple as described here, but it gives 
an overview and idea of it. How the whole renovation looks in every detail is not of 
importance here. What is important is to get a general idea of what the major steps are. 
I followed the earlier phases, which I refer to as the “planning and design phase”, in 

more detail as this is where decisions were made regarding energy measures, budgets 
and tenants. 

It is difficult to define exactly when a specific project starts, but it definitely ends 
with the tenants moving into a building and starting to live there.388 So, does a project 
start with the selection of an object or when a project group is appointed and starts 
meeting? What happens before the project group is assigned for a specific project might 
also influence the course of the project.389 However, in general, a construction project 
usually begins when someone (an individual, a company or an organisation) identifies 
a need for a new or altered building. Construction projects can be implemented in 
different ways, depending on how the cooperation between the involved parties is 
organised. The cooperation depends on how the client purchases (buys) the planning 
and design and the production of a particular construction project.390 Different types of 
contracts exist, the most common ones being design bid build (DBB) and design‐ [and‐
] build (DB).391 In the case of the renovation projects I followed, the contracting type 

                                            
385 See also ibid.  
386 Ibid.  
387 See also Uno Nordstrand, Byggprocess, Liber AB, Stockholm, 2008, p. 7; Thuvander et al., op. cit., Sveriges 
Byggtjänst, byggprocess (building process), <http://www.moodle2. 
tfe.umu.se/pluginfile.php/54691/mod_resource/content/2/byggprocessen_handledning_studenter.pdf > accessed 
2016-02-27; Nielsen et al., op. cit. 
388 It should be mentioned here that of course it is also possible for tenants to live in a building during the 
renovation. 
389 See also Albert B. Cherns & Donald T. Bryant, “Studying the client's role in construction management”, 

Construction Management and Economics, vol. 2, 1984, p. 179. 
390 Nordstrand, op. cit., p. 1. 
391 See also Lena Borg & Hans Lind, “Framework for Structuring Procurement Contracts”, Working Paper 2014:09, 

Stockholm, Section for Building and Real Estate Economics, 2014; J. Nystrom, J.-E. Nilsson & H. Lind, “Beyond 



 

was DB (Swedish: totalentreprenad). Nystrom et al. state that there is an overwhelming 
taxonomy of contracting forms in construction since there are many different terms 
describing and categorising different types of contracts. The reason is that the 
construction industry is still nation specific, each one with its own traditions and legal 
frameworks. Different countries have many features of contracts that are the same or 
very similar; however, the underlying regulations may differ or they might not be 
explicitly set out.392 I argue that independent of the different contract types, most 
decisions regarding the measures to be implemented are decided upon in this planning 
and design phase, as I could especially see in my case.393 

Figure 4.1 illustrates the whole renovation process of an RP as conducted by 
Stångåstaden. This is based on their process document (an Excel sheet) of how to 
conduct a renovation. In this spreadsheet, planning and design each have a separate 
sheet. In practice, both take place simultaneously, and for simplicity I have combined 
it to “planning and design” and view it as one phase. In the planning and design phase 

there is mutual influence as the planning decisions influence the design, and vice versa. 
Thus, in the figure I present the overall renovation process with five phases. The circle 
in the figure highlights the planning and design phase, which I am focusing on in my 
study. The decision to concentrate on the planning and design phase is motivated by the 
fact that it is commonly in this phase measures and solutions to be implemented in a 
renovation are decided upon. Further, as shown in previous research, there are studies 
that highlight the importance of studying this phase and that call for more research in 
this area. 

The overall categorisation of these five phases in a renovation project could also 
be empirically confirmed with the interviews and observations. Each phase has also its 
own sub-phases. There might be iterations and overlaps between the phases, so there is 
not necessarily a strict linearity in the process. 

                                            
terminology-which contracting features promote innovation”, in Proceedings of the International Conference on 
Construction in a Changing World, The 2014 CIB W55/65/89/92/96/102/117 & TG72/81/83, 2014. 
392 See also Nystrom, Nilsson & Lind, op. cit., p. 2. 
393 It would be interesting to study what type of contract offers the most flexibility or is the most likely to be used 
when energy decisions are made. Nystrom, Nilsson & Lind, op. cit. say that, theoretically, there is more possibility 
for innovation in a DB contract than DBB, but they add that this is under-researched. Although this could be an 
interesting area for future study, I have not pursued it in this study. 



 

In the first step, “analysis”, the maintenance plan and its list of buildings in need 
of renovation are studied in order to decide which buildings to prioritise. Next follows 
the phase when a “prioritisation” is done among these buildings. The prioritisation 
criteria are based on the age of the buildings and general need for renovation as well as 
whether a building is considered to be out of date or worn out. After the prioritisation 
there is a result showing which building to renovate first. Within Stångåstaden, a 
renovation process for a specific building starts with mapping and selecting buildings 
in need of renovations. In principle, anyone employed within the municipal housing 
company can suggest and argue for certain buildings to be renovated. Most often, the 
first decision as regards renovation is taken by the real estate manager or real estate 
development manager.394 

Energy efficiency as a reason for renovations was not part of the decision in the 
two first phases in the three projects I followed. These projects were initiated because 
the buildings were in need of renovations due to age and being out of date and worn 
out, and there was also water damage. But they were still considered to be energy 
renovations. Next is the “planning and design”, which I shall describe in more detail 
below. After that, the “reconstruction” phase is conducted, and finally the tenants live 
(again) in the building. The building is checked by “monitoring and follow-up checks” 
in the long run. 

 

The planning and design phase is conducted by the property developer 
Stångåstaden. The work in this phase is done by its internal employees together with 
external consultants contracted for the course of this phase. The planning and design 
phase can be regarded as the creation of an action plan where goals are broken down 
into sub-goals and details are clarified or deleted from the agenda. For all three 
renovation projects the procurement contract was design‐ [and‐] build (DB). 

Looking more in detail at the planning and design phase, it can be observed that 
there are several sub-phases. Figure 4.2 graphically shows the sub-phases and the 
actions performed within the planning and design phase. In the figure I show in 
principle when the different meetings, processes and decisions that took place were 
performed during the planning and design phase along the time axis (here time is shown 
on the vertical line). 

 

                                            
394 The housing company’s document for renovations 



 

The preliminary investigation concerns the initiation of the planning and design 
phase, which includes inspections of the building(s) to be renovated; the collection of 
further information and documents regarding the outdoor environment; the building’s 

context, technical status and maintenance status; property data; drawings and 
photographs. Thereafter, the planning and design meetings start taking place on average 
about twice a month. Usually there are around six meetings for each project. However, 
the planning and design phase can stretch over a longer period due to delays caused by 
the outcome of the investments group’s orientation decision. During the project group 
meetings, documents, plans and drawings produced for the procurement process are 
discussed and negotiated. When the first draft of suggested measures and solutions is 
completed by the project group, the suggestions are sent to the company’s investment 
group to be considered. The investment group takes an orientation decision after 
considering whether the suggested measures are economically affordable. If they are 
not affordable, the issue is iterated back to the project group for reworking. 

                                            
395 Inspired by time geography and Kajsa Ellegård’s work. For example: Ellegård, Kajsa, Akrobatik i tidens väv. En 
dokumentation av projekteringen av Volvos bilfabrik i Uddevalla. Choros 1989:2. Kulturgeografiska institutionen, 
Handelshögskolan vid Göteborgs universitet. 



 

Consequently, such an orientation decision can be taken several times in the same 
planning and design phase of a project. The main reason for the iteration is that the 
suggested measures are considered not to be within budget. 

Also during the planning and design phase, two meetings are arranged with the 
tenants (tenant meetings). Right after the orientation decision has been taken, the first 
tenant meeting is arranged, mainly to inform tenants about the renovation to come. At 
the second tenant meeting the new rents are presented and thereafter the housing 
company collects written consent from the tenants. Before the tenant meetings are 
arranged, some written information is sent to the tenants’ homes together with the 

invitation to the meetings.  
At the first tenant meeting the tenants are informed about the renovation and that 

they will have to sign a tenant rights agreement confirming that Stångåstaden is allowed 
to do the renovation, with all its implications. They also get to fill in a questionnaire 
where they can express their wishes regarding the renovation and also report on any 
damage in their apartments. The law sets out certain criteria about what measures need 
to be approved by the tenants. If, for instance, the hall or the laundry rooms are 
renovated, then only 50% of the tenants need to approve. If renovations are done inside 
the apartments, then all of the tenants need to give their approval. If the tenants disagree, 
the case goes to the Regional Rent Tribunal396 where a decision is taken. The Regional 
Rent Tribunal decides then between the two interests of doing a renovation and 
implementing certain measures versus not doing so. In almost all cases (95% to 99%) 
the decisions are made in favour of the landlord, according to Stångåstaden’s rent 

negotiator and the Swedish Union of Tenants. The tenants who attend the second tenant 
meeting have an opportunity to sign the tenant rights agreement directly at the meeting. 

When the investment group has taken the final decision concerning the budget for 
the entire renovation, the tender document is finalised and the public procurement for 
the reconstruction phase can start. Thus, the planning and design phase ends with the 
public procurement document. EU regulations are followed for the procurement 
process, and calls for bidders are published and advertised on the Opic website 
(www.opic.com). Afterwards, when the whole planning and design phase is finalised 
and the procurements are over, the reconstruction is performed. 

 

This section provides an overview of issues concerning the residential building 
stock for apartments and categorisations of age related to its energy performance. 

                                            
396 In Swedish, Hyresnämnd. (Regional Rent Tribunal) 
<http://www.hyresnamnden.se/Funktioner/English/Matters/Land/Tenancy/>, http://www.hyresnamnden.se/, 
accessed 2017-05-16. 



 

Furthermore, background information about the four buildings in the three renovation 
projects is provided. 

It is important to understand how the current renovation activities and the actual 
rate of renovation activities contribute to the energy performance of residential stock. 
In most EU countries the rate of new construction lies at approximately 1% to 1, 5% of 
the total building stock, and the construction rates are declining. This emphasises again 
the importance of renovations of buildings.397 The Swedish national strategy for energy 
efficient renovation in buildings (a result of the EU’s energy efficiency directive) states 

that 75% of the existing buildings are in need of comprehensive renovation measures 
until 2050, which means that 1 875 000 apartments will have to be renovated.398 

There is limited reliable information and statistics about renovation activities in 
the EU. Renovation often takes place when there is a window of opportunity for it, like 
relocation of tenants, replacement or renovation of defective components, or when 
modernisation is needed in kitchens or bathrooms. Such situations open opportunities 
to cost-effectively replace certain components with more energy efficient ones. The 
most common renovation activities in Sweden are the modernisation of kitchens and 
bathrooms.399 According to experts, modernisations commonly occur just at the end of 
component’s service life or to solve problems regarding comfort. Other reasons 
mentioned are mould or moisture problems, upgrading of social neighbourhoods or 
even a reduction of maintenance and operation costs.3

400 
According to Meijer et al., it is hard to find reliable information and statistics about 

renovation, and it is also difficult to get information on national monitoring of 
renovation effects. Monitoring projects are commonly short-term, focusing for instance 
on issues regarding indoor air quality, and there is a focus only on the neighbourhood 
level and demonstration projects. Since there is a lack of systematic monitoring, there 
exist not much knowledge about long-term performance of equipment or even the 
influence of the tenants’ behaviour concerning the energy saving that the renovation 
aimed to achieve.F

401 One can argue that “[m]ore knowledge and supporting tools are 

needed in order to make systematic, synthesized decisions in renovation projects that 
will enable us to balance various desires, needs and values with respect to a number of 
important aspects such as energy, environment, technical, and economic performance 
as well as social, cultural and architectural aspects.”402 

                                            
397 See also Thuvander et al., op. cit.; Meijer, Itard & Sunikka-Blank, op. cit., p. 544. 
398 The Swedish National Board of Housing, Building and Planning (Boverket) and the Swedish Energy Agency, 
2013 
399 Bathroom and kitchen renovations often represent more of a lifestyle choice. Whereas more insulation may be 
added or new windows may be installed, these changes are often not noticeable. What is the value of energy 
efficient renovation? Cheonghoon Baek & Sanghoon Park, “Policy measures to overcome barriers to energy 

renovation of existing buildings”, Renewable and Sustainable Energy Reviews, vol. 16, 2012. 
400 See also Meijer, Itard & Sunikka-Blank, op. cit., pp. 544, 545. 
401 See also ibid., p. 545. 
402 Thuvander et al., op. cit., p. 1190. 



 

Also, Thuvander et al. state that in Sweden, although more than half of all 
investments in today's housing construction are related to renovation of some kind 
(about 56%), knowledge in these areas is still fragmented, and new construction is often 
used as the norm. Renovation is a major challenge for housing companies from the 
perspective of the requirements of the various directives and regulations regarding how 
to successfully and simultaneously meet reduced energy consumption, increased 
accessibility and the objectives of social sustainability and economic viability.403 

 

Buildings can be categorised according to building type, for example, single-
family dwellings (detached houses) and apartment buildings (multi-story buildings), 
and distinctions can be made between buildings of different age. The buildings for my 
followed renovation projects are multi-family apartment buildings built in 1961 and in 
the early 1950s. They belong, then, to the Swedish building stock of apartments from 
the post-war time period (or the “folkhemsperioden”). 

What influences a renovation and the resulting energy performance, according to 
Meijer et al., are (1) the type of building and (2) the age of a building, which usually 
reveals what building techniques were used and which also indicate different renovation 
needs. However, not only the building’s age and type are decisive for its energy 

performance but so too are (3) its technical characteristics.404 Those characteristics 
define what kind of renovation measures are possible in a building and comprise the 
parameters discussed at the planning and design meetings. 

The technical characteristics influencing the energy performance of the residential 
building stock are presented here with a focus on space heating and hot water and 
ventilation systems and insulation, since much emphasis is put on such issues in the 
discussions and negotiations during the planning and design phase. An overview of the 
RPs and buildings in my case follows in section 4.5.2. The actual selected measures 
presented in the annual report and the tender documents are provided in section 5.4.2. 

 

In 2011, there were over 4.5 million apartments in Sweden, 2 million of them in 
small houses and 2.5 million in multi-family apartment dwellings.405 It is multi-family 
apartment dwellings that are relevant for my study. 

                                            
403 Thuvander, Femenias & Andersson, op. cit., p. 12. 
404 See also Meijer, Itard & Sunikka-Blank, op. cit., pp. 534-536; Mangold et al., loc. cit., p. 42. 
405 See also SCB (Statistics Sweden), Statistisk årsbok, Stockholm: Statistics Sweden, 2013, p. 161; Statistics 
Sweden, Bostads- och byggnadsstatistik årsbok 2009, op. cit.. In Castell, op. cit., p. 1. 



 

Meijer et al. concluded that the pre-war residential stock in the European countries 
is about 20% to 39% of the whole building stock and is rather homogeneous. Post-war 
buildings and buildings constructed before the oil crisis in the 1970s comprise about 
one-third of all buildings. The latter buildings are much less homogeneous than pre-war 
buildings and they are usually poorly insulated. These buildings are now in need of 
renovations. Buildings constructed after the oil crisis were built at a time when there 
were some mandatory thermal regulations, and they are therefore reasonably well 
insulated; however, many of those buildings also now show some need for (basic) 
renovations.406 

The average apartment building in Sweden was built in 1959 and consists of a 
basement and three floors above ground. This fits very well for my case study, as the 
four buildings were built around that time and have similar characteristics (see below, 
section 4.5.2). The façade is in brick or plaster and the roof is a gable roof/pitched roof 
(in Swedish: sadeltak) with concrete roofing tiles (in Swedish: betongtakpannor). The 
heated area, Atemp is 1426 m2 and the exterior walls’ U value is 0.411 W/ (m2*K). The 
house has 14, 55 apartments and an average occupancy is 1, 7 people per apartment.407 
The distribution of the total window area is approximately 25% in each direction for all 
buildings.408 Two- and three-room apartments are the most common types built in all 
time periods. The smallest apartment size (one bedroom apartment) is commonly found 
in buildings built before 1960.409 

 

Space heating significantly impacts the energy performance of a building. 
According to Meijer et al., factors that contribute to the overconsumption of energy for 
heating are: heat transmission losses, which are proportional to the degree of insulation, 
and ventilation and air infiltration losses, which are determined by the ventilation 
system. The fabric and quality of a dwelling, as well as the heating system used and its 
efficiency, are important determinants of the base consumption.410 

The share of multi-family dwellings heated by district heating is large in Sweden 
compared to that in other EU countries. In apartment buildings, district heating is the 
dominant source of heat, with around 64%. The district heating systems utilise 
relatively low-temperature waste heat, which makes it one of the most sustainable 
energy option.411 Other space heating installations are local heating (if there is no 

                                            
406 See also Meijer, Itard & Sunikka-Blank, op. cit., pp. 540, 541. 
407 See also Boverket, Teknisk status i den svenska bebyggelsen – resultat från projektet BETSI, op. cit., p. 16. 
408 See also ibid., p. 34. 
409 See also ibid, p. 19. 
410 See also Meijer, Itard & Sunikka-Blank, op. cit., p. 541. 
411 See also ibid., p. 543. 



 

central heating), heat pumps or electrical heating.412 In Sweden, the total heated floor 
area (Atemp) for apartment buildings is 237 million m2. According to Boverket, about 
25% of apartment buildings use some sort of heat pump; ground-source heat pumps are 
most common in apartment buildings, while outdoor air heat pumps are common in 
detached houses. Few multi-dwelling buildings have a supplemental heat source. The 
most common supplementary heat sources in apartment buildings are tiled stoves in 
those built before 1960 and solar panels in newer buildings.413 

All four of the buildings in the three renovation projects in my case are attached 
to district heating sources. Therefore, there were no discussions on heat pumps for these 
renovation projects. 

 

Around 25% of the energy consumed in the residential sector in the EU is 
generated by the use of domestic hot water.414 The share of electric water-heating in 
Sweden is between 10% and 20%. There are electric boilers for hot water, which might 
be combined with space heating, and local gas-fuelled water heating (combustion 
boilers). The latter has disadvantages for indoor air quality and is unusual in Sweden. 
If space heating is provided by district heating, this is often in combination with water 
heating,415 and there is a large share of apartment buildings in Sweden attached to 
district heating systems in this way. It is regarded as a relatively sustainable solution. 

The buildings in my case have district heating which also includes hot water. 
 

A ventilation system should deliver a constant rate of fresh air distributed by 
mechanical fans or by operating openings. Ventilation is very important and the rates 
must be at a certain level, thus they need to be high enough to remove indoor pollutants 
and, additionally, to avoid humidity problems and mould growth. However, regarding 
air exchange rates from an energy conservation perspective, the exchange rates should 
be low. Thus, indoor health concerns and energy use depend greatly on ventilation, 
however, in opposite directions.  

There are three main types of ventilation systems. First, there is natural 
ventilation, which means airing through windows and continuous ventilation through 
window grilles, often applied in combination with a bathroom and/or kitchen fan. The 
second system is a mechanical exhaust ventilation system, in which air comes naturally 

                                            
412 Ibid., p. 542. 
413 See also Boverket, Teknisk status i den svenska bebyggelsen, op. cit., pp. 38, 44, 46, 47. 
414 See also Meijer, Itard & Sunikka-Blank, op. cit., pp. 541, 543. 
415 See also ibid., p. 543. 



 

through window grilles and there is a ventilator in an exhaust duct that makes sure that 
air is constantly given off to the outside. The advantage with this method is that there 
is minimal air flow; possible disadvantages are that it can make noise and the ventilator 
consumes electricity. The third ventilation system is heat recovery with mechanical 
ventilation, which is also called balanced ventilation or mechanical supply and exhaust 
heat recovery ventilation. In this system there is a mechanical supply of air to a heat 
exchanger and then there is a transformation of heat from the exhaust hot air416 to the 
cold incoming air. Additionally, before the supply of air from the outside comes into 
the room it is preheated, which reduces the demand for heating in a building.417 Supply 
air with heat recovery can also have an exhaust air installation with a heat pump.418 

In Sweden, the different types of apartment buildings may utilise various types of 
ventilation systems within different parts of the same building. In the older buildings, 
from before the 1960s, nearly half have natural ventilation. Buildings constructed from 
1986 to 1995 are dominated by supply and exhaust ventilation systems with heat 
exchangers. In the entire stock, exhaust ventilation accounts for the largest share, 
followed by natural ventilation. The smallest share have systems with mechanical 
supply and exhaust air (with heat exchanger).419 

As shown in table 4.2, in section 4.5.2, RP1 had exhaust air with inlets under the 
windows by the radiators, RP2 had natural ventilation, and RP3 had supply and exhaust 
ventilation with heat exchanger. 

 

It is essential to have data on the number of insulated buildings since it provides 
information about the potential for energy savings in residential building stocks. 
Nevertheless, there is little statistical data and information on the degree of insulation 
in existing buildings. Buildings have different kinds of external walls, such as cavity 
walls (masonry walls with cavity space) or solid walls (no air cavity), which impacts 
the type and possibility of insulation.420 

In Sweden, most buildings have solid walls, and this is the case in the four 
buildings that I studied. It is possible to insulate solid walls by adding material to either 
the outside or the inside of the wall.  

If insulation is applied externally, one can avoid moisture problems as well as the 
risk of mould that might arise using indoor insulation. Apart from moisture and mould, 
indoor insulation could reduce internal space or create condensation problems. 

                                            
416 See also ibid.  
417 See also ibid., p. 544. 
418 See also Boverket, Teknisk status i den svenska bebyggelsen, op. cit., p. 50. 
419 See also ibid., p. 50; Boverket, Energi i bebyggelsen – tekniska egenskaper och beräkningar – resultat från 
projektet BETSI, Karlskrona, Myndigheten för samhällsplanering, byggande och boende, 2010, p. 75. 
420 See also Meijer, Itard & Sunikka-Blank, op. cit., p. 541. 



 

However, an issue with external insulation is that it is rather expensive and impacts the 
appearance of the façade. The impact on the façade can be an issue for the housing stock 
with historical and cultural values.421 One big question is whether it is possible to apply 
additional insulation without losing the cultural value of a building, and this question is 
even more problematic since the definition of what constitutes cultural heritage 
changes. New cultural values are added gradually, but there is a risk of something 
disappearing that cannot be recreated. What is perceived as mundane and perhaps even 
ugly today may prove to be an important key to understanding our past at some point 
in the future. Therefore it is important to make conscious decisions when changing 
something on a building, which is done, for example, in connection with a building 
permit process. It is difficult to put a monetary value on cultural heritage. In relation to 
this in Sweden, Boverket says that there are many buildings where it is difficult to apply 
additional insulation without spoiling the building's heritage values. It underlines the 
importance of skilled assessments in the construction process.422 

When using additional insulation, it is important to gather data on the typology of 
solid walls, what technical solutions might be used and the possible energy savings.423 

The average U-value of external walls of apartment buildings in Sweden is much 
lower in older buildings than newer ones. It lies at around 0, 60 W/ (m2*k) in buildings 
constructed before 1960, and between 0, 4 to 0, 5 W/ (m2*k) in buildings from 1961 to 
1975. In buildings from 1996 to 2005, the u-value lies at 0, 2 W/ (m2*k). In order for 
older buildings to achieve U-values as low as those in the younger buildings, it is 
necessary to add on average insulation equivalent to 190 mm mineral wool.424 

The average U-value for multi-family dwelling roofs is on average 0, 23 W/ 
(m2*k).425 In order to get the U-value for roofs in the older buildings as low as those in 
the later ones, it would require on average additional insulation equivalent to 250 mm 
blowing wool (in Swedish: lösull). 

In Sweden, the average U-value for windows was just slightly lower in younger 
buildings than in older ones. There are various reasons for this small difference between 
age groups. One is that the windows in older properties have been worn out and are 
replaced with newer windows with relatively low U-values. Another reason is that it 
has been difficult to assess whether a window has low emission layers in one or more 
panes of glass not. If all windows in the building stock were to be replaced with modern 
energy efficient windows, it is suggested that the average U-value could be reduced to 
less than half compared with the average for the windows in the current stocks. For 
apartment buildings, the average for the entire stock is around 2.2 W/ (m2*K).426 
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It has been shown that there is a great deal of technical potential to improve the 
housing sector with an integrated combination of different kinds of demand reduction 
strategies, such as improving airtightness, adding insulation, using increasingly 
efficient appliances, and changing behaviour as well as using low- or zero-carbon 
technologies such as solar technologies and heat pumps.427 It is argued that the way to 
achieve a 50% or more increase in levels of carbon savings through refurbishment is 
not to simply implement one technology but instead a suite of coordinated strategies 
that view the dwelling, its provided services and its occupants as an integrated 
system.428 Janda and Killip refer to this as the “house as a system” approach. A selected 

holistic retrofit approach, even if occupant participation is not taken into consideration, 
should not be underrated as lots of savings can be achieved.429 

 

In table 4.2 I present the information, attributes and characteristics of the buildings 
in the three renovation projects that I followed: year of construction, the number of 
apartments in the building, how many floors there are in the building, what type of 
windows are installed, how the building is constructed, what type of ventilation is used 
for the building and the level of energy consumption of the building, as well as 
assumptions about what the problems with the buildings are. Figure 4.3 shows pictures 
of the three renovation projects both from the inside and the outside. 
  

                                            
427 See also e.g., Brenda Boardman et al., 40% House, Oxford: Environmental Change Institute, 2005. 
<http://www.eci.ox.ac.uk/research/energy/ downloads/40house/40house.pdf.>;  
Christophe Marchand et al. “Le bâtiment sans énergie fossile? Les bâtiments pourront-ils se passer des énergies 
fossiles en France à l’horizon 2050?” Futuribles, vol. 343, 2008: in Janda & Killip, op. cit., p. 35. 
428 See also Andreas Hermelink, “A retrofit for sustainability: meeting occupants’ needs within environmental 

limits”, In Proceedings of ACEEE Summer Study on Energy Efficiency in Buildings, American Council for an 
Energy-Efficient Economy, Washington, DC, 2006. http://aceee.org/proceedings-paper/ss06/panel07/paper10: in 
Janda & Killip, op. cit., p. 35. 
429 See also Janda & Killip, op. cit., p. 35. 



 

 

 
  



 

Figure 4.3 shows photos of the buildings in the three renovation projects. One can 
see that, for RP3, there are two different buildings. 

 

 

 

 
 

                                            
430 Pictures taken by Katharina Reindl 
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It is a bit before 9 o’clock in the morning. I arrive at the municipal housing 

company’s headquarters, the so-called “tower” building. I am waiting at the 
reception of the housing company, together with some of the external consultants 
and the university participants who have already arrived, to be met by someone from 
the housing company. You need a key-card to get into the building, which we do not 
have. The project leader meets us at around 9 o’clock and takes us to floor 17, where 

we will have breakfast together. There is a hotel in the same building, and the hotel 
guests as well as the housing company employees can have breakfast or fika431 here. 
The breakfast area is very nice and has a wonderful view over Linköping and the 
lake Roxen, which lies next to Linköping. It is always very nice to be up there. We all 
take our breakfast and sit down at the table together. Everyone has arrived except 
the two architects; they always arrive late, and sometimes they miss the breakfast 
entirely and come only to the meeting at 9.30. It is an informal atmosphere; we are 
talking about the project and everyday life matters. Everyone is laughing and joking.  

At around 9.30, we go down to floor 11 for the meeting, and people bring a cup 
of coffee or glass of water. At the meeting the more formal part starts. We go through 
the agenda, but it is still a very open atmosphere with occasional jokes, and everyone 
is laughing. It is mainly men of middle age and above who are sitting around the 
table. They already know each other and refer in their jokes to previous projects in 
which they have worked together. The meetings are quite male dominated. There are 
four females, young women, two external consultants and two university researchers 
(including me); otherwise, it is the men who have worked many times together before. 
A lot of the discussion is around the drawings. Drawings are shown and discussed, 
and notes are taken for changes. As usual at the meetings, the discussion circles 
around the shafts and their influence for all other installations. Other common 
discussion points mentioned at the meetings are the ventilation and heating system, 
elevators, accessibility, possible changes of the apartment layout, changes of 
balconies, electrical outlets and lighting, garages and laundry rooms as well as 
issues such as preventing rats from getting into the building. If energy was discussed 
in the meetings, then it was only very briefly. 

(Summary and excerpt of a project meeting, RP1)432 
 
 

                                            
431 “Fika is Swedish for a coffee break that’s more about socialising than drinking coffee. And something sweet is 
also welcome” <https://sweden.se/culture-traditions/fika/>, accessed 2017-06-16. 
432 This is an excerpt from the notes for the meetings for RP1. It has to be noted here again that RP2 was quite 
different, as there was no common breakfast and the meetings also usually started after lunch at 1 pm. However, 
there was a coffee break that allowed for some informal conversations with the other participants. (Three meetings 
of RP3 where very similar to the RP1 meetings and the other three were similar to the RP2 meetings) 



This fieldwork description exemplifies how the meetings of the planning and 
design phase were usually arranged in renovation project 1. The professionals in the 
middle do the actual planning and design of a renovation, wherein they prepare and take 
decisions regarding the adoption of energy measures, but they are also influenced by 
other actors, both on the top and bottom. Almost all professionals participating in the 
project groups have been engaged by the company before for other projects and thus 
they are familiar with each other.  

Questions arise concerning what consequences come out of such arrangements in 
terms of utilisation of knowledge from their background, work practice and experience 
from earlier projects (aggregated knowledge) and developments of new knowledge. 
The project groups consist of both external consultants and internal employees of the 
housing company who work together over a long period of time, and the formal project 
meetings usually follow a predefined agenda. The internal employees and external 
consultants represent many different professions and come into the project groups with 
their different professional work practices. What do aggregated knowledge and the 
routines for the meetings mean for the outcome of the planning and design phase? 
Questions of this kind will help me to understand how and why certain energy measures 
are promoted or rejected in the planning and design for renovations. 

This chapter serves as an introduction to the middle actors and the project group 
meetings as an arena for enabling or disabling energy issues and measures in 
renovations. I will later also elaborate on the top and bottom and their relation to the 
middle in the planning and design phase. I start by identifying and locating the middle 
and its relation to the top and bottom in my case study, and I introduce the professionals 
in the middle and their different professions, work practices and backgrounds, which 
were briefly presented in my analytical framework, section 2.3, and in section 3.3.1. 
Then I present what the middle professionals think is important to achieve with a 
renovation. After that I give an overview of the content and structure of the meetings 
and the meeting routines, also in relation to energy-related issues and discussions. 
Finally, I discuss energy efficiency in the building renovations and whether it can be 
seen as realised. 

 
 

When I started to follow the three renovation projects, the official aim, as 
introduced by the housing company, was for these renovations to lead to reduced energy 
consumption in the buildings concerned. These renovation projects were the very first 
ones undertaken with this aim in mind. 

Briefly, again, I regard the professionals working in the project groups during the 
renovation planning and design phase as the middle (including the internal employees 
as well as external consultants). The investment group (the CEO and the management) 



constitute the top, while the tenants and the Swedish Union of Tenants are found at the 
bottom.433 

The middle professionals create an action plan for the (energy) measures to be 
implemented for the upcoming renovation. This middle can be seen as a loose group or 
level with heterogeneous professionals, representing different areas of knowledge, who 
come together to plan and design a project. For each specific renovation project, a 
project group is put together for the planning and design phase. Each project group 
exists for one specific project only, constituting a temporary coalition. They participate 
in the planning and design of a building renovation, and thereby bring their different 
work expertise and practices to the meetings. The combination of their different work 
practices forms the planning and design meeting practice of a specific project. This is 
shown in figure 2.8 in section 2.3. However, since the construction sector is not 
particularly big in Linköping, the same actors come together and meet over and over 
again in other projects initiated by Stångåstaden and other purchasers, so that the 
planning and design meeting practice can endure as it is repeatedly enacted.  

In the following analysis (in chapters 5, 6 and 7) I will employ my analytical model 
for investigating the practices as developed in the meetings of the project groups as well 
as the relation of the middle to the top and bottom. According to the middle-out 
perspective, the middle actors are crucial for including energy in renovation projects, 
as they are making decisions about how a renovation will evolve. 

Regarding the professionals, I will make one important distinction in my analysis. 
I distinguish between the internal employees and the external consultants. I decided to 
do so in order to investigate whether there are differences in knowledge, opinions or 
information between the actors working within the housing company and the 
professionals contracted for the planning and design phase of the renovation. I also 
differentiate to some extent between the different professions involved, such as 
architects, HVAC consultants and electricity consultants, but the focus on the different 
professions is not a major focus in this thesis.434 

The middle is not a coherent group but rather a permeable and heterogeneous 
entity in which professionals with different areas of expertise and different work 
practices and personal opinions and preferences meet. Professionals come together in a 
project group to put forward the plan and design for a renovation project. From the 
middle-out perspective, emphasis is put on the professionals in the middle in the 
planning and design phase of renovation projects; however, the permeability of the 
middle must be addressed, especially in a setting such as in my case study. I therefore 
want to underline that even within the project group meetings of a renovation project, 
there are variations regarding the level at which certain professionals actually work. In 

                                            
433 See also section 2.3 and section 3.3.1. Section 3.3.1 also shows in more detail an overview of all the different 
professionals and professions involved in the planning and design phase of the three renovation projects, split into 
internal employees and external consultants. This is shown graphically in figure 3.1. 
434 This would be interesting to include in future research, however. 



my case, the top, middle and bottom should be seen as levels rather than as static groups 
or categories, since professionals might move between different levels and, also, 
professionals that are part of one level might be representing another. Hence, certain 
people “move” between different levels in different contexts, like, for instance, the real 

estate development manager who sometimes took part in the project group but was also 
an advisory member in the investment group. This member did not usually attend the 
project groups’ meetings and might have been participating because the project was one 

of the first to be oriented more specifically towards energy issues and maybe also 
because we, the researchers, were present. 

The middle professionals have different points of departure and various areas of 
expertise, and they are engaged in project groups to realise renovation projects of 
Stångåstaden. The goals established by the company are important, and, in relation to 
this, I was interested in investigating what the middle professionals involved in the 
projects think is important to strive for. 

 

The housing company stated that renovations should lead to reduced energy 
consumption of buildings, and also, in many conversations with the housing company 
before the projects started, energy reduction and the 25-25 energy goal were 
highlighted. Thus, my assumption when entering the research project was that these 
renovations would have a special focus on energy efficiency and energy conservation. 

To find out more about whether this goal was in the minds of the middle 
professionals, I asked all the involved external consultants and the internal employees 
in my interviews what they considered to be important in the renovations and what 
should be achieved with the renovation of the specific building. I wanted to hear what 
each person thought about these issues and see whether they would mention that they 
considered energy efficiency to be important for renovations without my specifically 
asking about it. 

The middle professionals mentioned in total seven different aspects considered to 
be important when renovating a building. These were (1) having a good standard for 
the tenants, (2) increased energy efficiency or reduction of energy use, (3) technical 
aspects and improving the building, (4) economic considerations, (5) a good-looking 
and aesthetic building, (6) following the laws and regulations, and finally (7) getting 
more rent. These are mentioned in order of the frequency, where (1) was mentioned 
most often and (7) least often. These different aspects are shown in table 5.1. The table 
is divided into responses by internal employees and external consultants. Furthermore, 
the same professions are marked in the same colours to get an overview of possible 
similarities. 



I am interested in whether the internal employees shared the same opinions, and I 
am also interested in whether people with similar professions had similar ideas about 
what to achieve. 
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The goal of achieving a good standard for tenants (1) was mentioned by most of 

the interviewees (13 out of 22). They aimed at improving tenants’ living environment 

with higher standards after the renovation. Interviewees also mentioned making the 



buildings accessible and more secure for the tenants (e.g., regarding fire). It should be 
a building that works for the tenants, and after the renovation the apartments should 
reach today’s standards. Another important factor was customer satisfaction. Seven out 
of 11 internal employees and six out of 11 external consultants emphasised this goal. 

Yes, well, it is the standard increase that people want to have.  
(Interview, EC-1) 

Several consultants (12 persons of 22) mentioned increased energy efficiency – 
reduce energy (2) as important goals to strive for. It should then result in a building that 
consumes less energy and thereby reduces energy consumption. The building should be 
energy efficient and good from an environmental perspective. They also discussed the 
25-25 energy goal and that there is an increasing focus on energy and measures such as 
HRV ventilation systems, better windows and insulation of the façade. Five internal 
employees out of 11 and seven out of 11 external consultants mentioned this aspect. 

Stångåstaden is hunting this 25-25 [energy goal]..., very much in order to 
reduce energy consumption and the cost of electricity. (Interview, EC-6) 
 

Concerning technical aspects (3), several interviewees (11 persons of 22) said that 
the old systems should be exchanged; for instance, there were old pipes and wires that 
needed to be fixed. Many houses had also been damaged, so the buildings needed to be 
renovated and repaired. Renovations help to ensure that the house can stay in service 
and will extend the life-span of a building. Renovations will maintain the building so 
that it will work and last for the next 50 years. Among the 11 professionals, this goal 
was mentioned by seven internal employees and four external consultants. 

So the main thing is to get all the old pipes and wiring out, and old electricity 
and so on. So, much security. One wants to avoid things that can suddenly 
become expensive, like water leakage in several apartments. Once ... a house 
gets over five or sixty years old, everything comes at the same time. 
(Interview, IC-1) 

The rest of the goals mentioned by the middle professionals were put forward by 
five or fewer persons. The goal of having a good-looking and aesthetic building (4) was 
said to increase the standard so that the building would look new, and the focus was 
more on the appearance; some saw this as important for the common areas as well. Two 
internal employees out of 11 and three external consultants out of 11 said this, in total, 
five of 22. 

It should be good-looking and aesthetic […] (Interview, EC-5) 
 



Economic considerations (5) were important to a few middle professionals, who 
argued that finding economic and robust solutions or the lowest LCC (life cycle cost) 
are important in a renovation. Here, robust means that solutions should function well 
with minimal maintenance over time and they should be easy, simple and cost efficient. 
Also, it was mentioned as important to hedge the value of the building for the next 50 
years. Another aspect was to get the right product for the right price. This was 
considered important by three out of 11 internal employees and one out of 11 external 
consultants, in total four. 

The product at the right price is important. (Interview, IC-5) 
 

Just a few professionals mentioned the goal of following the laws and regulations 
(6), maybe because it was self-evident that they must be followed. It was mentioned by 
one out of 11 internal employees and two out of 11 external consultants, by a total of 
three of 22 interviews. 

Of course, solutions that meet the legal requirements specified in the building 
regulations, and in the most optimal way. Optimal is for me really the 
cheapest solution, or with the lowest life cycle cost. So that you find a solution 
that will last over time and is financially robust. (Interview, EC-2) 

Finally, only one professional mentioned the goal of getting more rent 
(Interview, EC-7) 

Well, I would say to get more rent, I think that is the main goal. (Interview, 
EC-7) 

To summarise, increased energy efficiency was a goal mentioned by many middle 
professionals, but it was not the most frequently mentioned one. Rather, the middle 
professionals put the tenants’ apartment standard highest. 

The result shows what the interviewees regarded as important to achieve with 
renovations, and it can be used to analyse the variation within different professions, to 
get a picture of whether people with the same profession were working with the same 
orientations.435  

Within the professions there were also variations; however, one or two aspects 
were often the same. Most overlap appeared among the architects and area managers as 
professions. Interestingly, the project leaders had quite different ideas about what was 
important to achieve with a renovation. 

                                            
435 Also, it can be used to study professions and possible development of professions in relation to increasing the 
inclusion of energy aspects in renovations, which would be related to the research conducted by Janda & Killip (op. 
cit.). This can be pursued in future research. (See more on Janda and Killip in section 1.3, on previous research.) 



The importance of energy efficiency was more often highlighted by the external 
consultants compared to the internal ones. Although the representatives for the housing 
company stated that energy had become important, especially since the 25-25 energy 
goal was introduced, only half of the internal consultants mentioned energy efficiency 
or energy reduction. One representative of the energy group thought it was most 
important to have satisfied tenants and that there are economic considerations when it 
comes to energy. S/he did not emphasise the importance of the energy measures. Maybe 
the internal consultants found it self-evident to include energy, or maybe it was still 
such a new concept that it had not yet been translated or embedded into people’s minds 

and everyday work. 
 

Having looked at what the professionals wanted to achieve with a renovation or 
what they said was most important to consider when renovating a building, I will focus 
next on the actual planning and design meetings and describe the structure, content and 
actors. This will lay the ground for the analysis of the meeting practice in chapter 6. 
The theoretical concepts elaborated on here are mainly aggregated knowledge, enabling 
and mediating as presented in the middle-out perspective. 

 

At the meetings of the project groups, the participants discussed what specific 
measures and solutions to suggest, and some decisions were taken regarding their 
implementation in the renovation. I will describe the meetings’ set-up and structure and 
then investigate how solutions and measures were discussed and negotiated and how 
decisions were made.  

The project group meetings were held in the headquarters of the housing company, 
and for each renovation project the meetings took place at least every second week and 
lasted between one and a half to two hours. In between the meetings, the professionals 
worked in-depth with their professional tasks for the upcoming meetings.  

RP1 and RP3 had a similar social and informal character, in contrast to RP2. For 
RP1 and RP3, the meetings mostly took place in the morning and started with the 
common breakfast and get-together. At these breakfasts, it was possible to talk more 
informally to the project leader and other participants before the regular meetings would 
start. These get-togethers were great opportunities to socialise and get to know the 
participants, and to hear about their struggles, problems they encountered or questions 
they had about, for example, drawings, calculations, energy issues or dialogues with the 
tenants. It was also possible to discuss what had happened between the meetings, such 



as what kind of work the consultants had done. This information was then more 
formally presented at the meetings that followed right afterwards. 

In contrast, there were no informal starts to the RP2 meetings. There we started 
directly with the meetings and usually had a short coffee break where there was a chance 
for the participants to talk with each other more informally. 

The performance of the planning and design phase for the renovation projects had 
a similar structure, and the meetings followed a rather similar predefined agenda. The 
content of the meetings was framed by this agenda, defining what issues to discuss. 
Even how the meetings were conducted can be referred to as aggregated knowledge, as 
(almost) everyone knew the meeting routine. Thus, basically everyone knew what to 
expect from the meetings and what to do. 

The agenda was similar for the projects, with only some slight variations. In 
summary, it included: (1) administration, (2) authority issues (e.g., building permits), 
(3) documentation (e.g., construction plans), (4) quality and environmental issues (e.g., 
the waste management and work environment at the building site), and (5) project time 
plans. The project leader always chaired the meetings. Each professional consultant was 
given a time slot in which to report progress on their work and raise discussion issues, 
usually in the following order: architecture, construction, HVAC, electricity, and other 
construction/installation issues, such as fire, accessibility, energy, and sound. From all 
the participant observations it was obvious that architecture, HVAC and electricity 
issues got most of the time. Fire came in towards the end of the meetings, but it was 
seen as important by everyone involved as all the others must adjust their work to the 
fire regulations. Some of the involved consultants even thought that fire should come 
in earlier in the process. The presentations and discussions at the meetings were very 
lively and friendly. Accessibility was often discussed during the meetings. Sound was 
never included at the meetings of any of the three followed projects. 

The content of the meetings of the three RP’s, then, were routinised and based on 

a similar formal structure, but with a different kind of sociality. The involved internal 
employees as well as the external consultants knew what to do and what to expect from 
each other; also, most of them already knew each other from before. This became 
especially obvious when new people entered the renovation projects as, for them, it was 
harder to understand what was going on at the meetings. 

I know them, yes it is as I say, like a chicken run (in Swedish: hönsgård)... 
you know most of them. (Interview, EC-1) 

We have a few old hands (gamla rävar) who have always been involved and 
know Stångåstaden’s requirements pretty well, so they probably do quite a 

lot on routine, for the better or worse. (Interview, IC-6) 



 

Between the meetings the practical work was done, and the results from this work 
was presented at the next meeting. To get the involved professionals up to date with 
what had happened in general within the project between the meetings, the project 
leader presented an overview of the project’s progress and showed what was already 

decided upon and underlined what issues needed more discussion.  
After this introduction the architects did their presentations. Issues that the 

architects presented concerned the drafting of drawings, such as for door positioning, 
washbasin dimensions, the relationships between washbasin dimensions and shafts in 
the building and so on. 

Then usually HVAC issues followed, which to a large extent concerned the 
positioning of shafts. Shaft positioning always took a lot of time during the discussions. 
The shafts were seen as important because the position of the existing shafts determines 
what is possible to do with the building during the renovation, since they cannot be 
moved. Ventilation and heating systems were also discussed at each meeting. Regarding 
ventilation, in all of the RPs it was at least discussed whether a supply air ventilation 
should be installed, from economic as well as technical standpoints. Regarding the 
heating system, it was discussed whether the heating system would be replaced or left 
untouched. In one of the meetings, the question of heat pumps was raised by the 
researchers from the engineering department of the university. This was never a 
possible option, however, since all buildings in my study were already connected to the 
district heating system, which is run by the local municipal energy company, Tekniska 
Verken AB. Both the housing company and the local energy company are owned by 
the municipality, and the municipality policy is that its companies should choose district 
heating whenever possible. Thus, the option to disconnect from district heating and 
install a different heating system was never discussed. This must have been common 
knowledge among the external consultants as they did not bring this option up. It was 
further said that heat pumps can be considered as an option for new constructions but 
not renovations. 

Discussions on electricity usually followed HVAC. These were merely practical 
and concerned where to locate outlets and light fixtures, and whether cables should be 
exposed or not. When electricity was discussed, the project leader and the consultant 
for electricity were the main participants in the conversation. During the discussions on 
HVAC and electricity, a lot of time was also spent on telling anecdotes and referring to 
earlier projects, particularly if buildings had just recently been renovated in the same 
area. The HVAC and electricity consultants were in general quite dominant in RP1 and 
RP3, while in RP2 the electricity consultant dominated. They took up a lot of space and 
time during the meetings. 



The other members of the project group only took part in the HVAC and electricity 
discussions when they had questions or their part of the work would somehow interfere 
with their installation and might need to be marked on the drawings. The same was true 
for all the other professions when it was their turn. 

When the architecture, HVAC and electricity issues had been discussed and dealt 
with, the time of the meeting was usually running short and other issues, such as general 
energy issues and the tenants’ views, were treated very briefly and it was concluded 

that these issues would be taken up again at the next meeting. However, this was 
repeated at all meetings again and again without ever really having much time for 
energy-related discussions. There were large similarities from meeting to meeting, but 
the issues discussed, even though similar, got more detailed over time in the planning 
and design phase, so that in the end decisions could be made for the tender document. 

 

In the interviews, the involved consultants were asked specifically about the 
content and structure of the meetings of each project, and whether they thought that the 
meetings were “normal” or if they were different every time. It was clear that the agenda 

stayed the same for each meeting, which was also shown by protocols from previous 
meetings. All the interviewees indicated that the meetings were more or less the same 
and followed the same pattern. For example, one external consultant said, regarding the 
content and structure of the planning and design meetings: 

It is difficult to put it in those terms, because things are so specific from 
project to project. What differs is what you need to do, the measures and kind 
of contracting involved [e.g., all-in or divided]. The other matters are quite 
similar. It is the same steps that you go through and look at in every project. 
(Interview, EC-10) 

Additionally, all the renovation projects follow a process document created by 
Stångåstaden, which includes the steps of and within the different phases of a 
renovation project as well as roles. This was not discussed in the meetings, but I found 
out about this process document during the interviews. Then I received a copy of the 
process document and I could compare the actual document with the participant 
observation, which overlapped. 

The differences that emanated between the three renovation projects concern the 
specific measures to be implemented, which also relate to differences in the specific 
buildings and the different project leaders. No buildings are the same; they are 
heterogeneous, as the housing company and the consultants state. Nevertheless, usually 
a common package of measures is used for all building renovations, which is based on 
the aggregated knowledge about the buildings among the professionals involved. This 



common package is then simply mediated to fit a specific building. However, in my 
case study there are similarities between the buildings as they were built during the 
same time period, they are located quite close to the city centre and they have roughly 
the same size and building materials.  

As regards the project leaders, I observed that even with the predefined agenda 
and the process document of the renovation steps, there were some differences between 
the projects. The project leaders’ different approaches to the renovation projects 
affected the projects and gave slightly different dynamics to the planning and design 
meetings. 

On the whole, it's pretty much the same. There are some parts, and some 
have their ideas that it should be like that, and some have other ideas like 
that and that... But basically it is the same thing, really. (Interview, EC-5) 

One of the external consultants, however, observed some changes relating to the 
fact there were a few new and younger people who had been hired within the housing 
company as project leaders: 

Stångåstaden ….has become so… there are so many new project leaders that 

their opinions sprawl. They do not have the same requirements. In the past, 
the old guys who were at Stångåstaden all had the same idea, and now there 
are a lot of new/freshmen [...] with new ideas. (Interview, EC-1) 

 

The members of the project groups were familiar with the structure and the 
routines of the meetings and they had aggregated lots of knowledge concerning how to 
do the planning and design and how the buildings work. In addition, the professionals 
knew each other quite well, not least because of the limited size of the construction 
industry in Linköping and, also, they had worked with each other before. This became 
especially apparent in one of the projects, where there was a new architect involved, 
who was also new in town and consequently not familiar with Linköping’s construction 

industry, its actors and its planning and design practice. S/he came into RP1 later than 
the other consultants, but was included from the beginning for RP3. This architect said 
in the interviews that s/he had not been properly introduced to the practice and to the 
other involved actors and wanted more information about what stage the planning and 
design was in when s/he became involved. 



I would have needed that to function properly, because I did some design 
work in the project. But their work just kept on and they just assumed that I 
was informed by my consultant company. And it doesn’t work like that. 

(Interview, EC-8) 

Since the renovation process is highly routinised and the professionals in the 
middle have lots of aggregated knowledge, both regarding the buildings and how the 
planning and design meetings in Linköping are performed, it creates difficulties for 
outsiders and newcomers entering the process. New professionals need an introduction 
to the way renovation projects are run. 

 

It was uncommon to include an energy consultant in the company’s project groups 

for renovations. Among the external consultants working in the renovation projects 
there were some who knew more about energy and energy measures. Usually, this was 
ascribed to the HVAC consultants since their work concerns the big installations, such 
as heat and ventilation, and it becomes their task to operationalise their professional 
expertise. Their work usually does not include any direct input on energy issues, but it 
is their big installations that lead to energy consumption reductions. 

However, in one of the three projects, and as an effort to bring energy more into 
the planning and design process, an energy consultant was included, employed at the 
same company as the two external HVAC consultants. Even though there was usually 
no specific consultant for energy, the HVAC company seemed to be in charge of 
providing some kind of energy calculations. In one way or another, these energy 
calculations from the HVAC company were supposed to be included. However, as 
especially obvious from RP2, where no external energy consultant was included in the 
meetings, it was unclear how and to what extent these calculations were actually done 
and whether they were used at all. The external energy consultant from RP1 should 
have been behind all the energy calculations according to the interview with one of the 
HVAC consultants, and according to her/him, this was also valid for the other 
renovation projects, RP2 and RP3, in which the energy consultant was not physically 
present at the meetings. As the energy consultant was only present at RP1, s/he left 
her/his existence there as a “shadowy figure”, as a project leader called her/him. 

No, s/he is a shadowy figure right now. The thing is that they are so new, 
these energy issues and questions so far, so I do not think we really have 
established it yet. […] [The energy manager] is new in his role. The goal is 

new. This is new. So it ... we are barely out of the starting blocks yet, but 
there is… will probably change a lot, the ways of working/working methods. 
Absolutely. (Interview, IC-5) 



In RP1, which included the external energy consultant, energy was a more 
prominent part of the meetings, but still, little time was spent on the energy point from 
the meeting agenda. Energy questions were taken up for a few minutes and not in-depth, 
and the process and solutions discussed stayed the same, compared to a previous 
meeting protocol and RP2 and RP3. The external energy consultant’s presence in RP1 

was apparently not even noticed by one architect, who said in the interview during a 
discussion about energy efficiency renovations that it would be a good idea to involve 
an external energy consultant to strengthen the energy issues. 

If you really would like to build and renovate a building up to date, then you 
would have needed to take someone external in … like an energy consultant. 

Maybe someone at HVAC knew something about it. We didn’t get any 

information about that. (Interview, EC-7) 

It remains unclear what was expected from the external energy consultant apart 
from the calculations s/he provided. Whether and how these calculations were actually 
used also remained unclear. Even though the external energy consultant was included 
in RP1 in order to enable energy efficiency, the structure and routines of the process 
did not change, and the same solutions and measures suggested were taken from the 
aggregated knowledge and experience and mediated to fit the renovation objects in 
question. It could also be assumed that the researchers’ presence affected the 

involvement of the external energy consultant, namely that s/he was there for our 
benefit as it was supposed to be an energy efficient renovation. 

 

The company’s energy group was formed in 2011/2012, with the main task of 
working with energy issues for Stångåstaden as part of the new energy policy and the 
25-25 energy goal. One aspect of the energy group’s work involves raising energy 

questions and bringing more energy efficiency and energy awareness to the renovation 
projects. However, the group was still in its formative period when I did my fieldwork 
in 2013 and 2014, and at that time it was still unclear how the energy group should 
work. The task of the energy group, according to its energy manager, is to operate and 
work towards the 25-25 energy goal. However, the energy manager also said in the 
interview that the group had not yet found a good way of working as it was so new. 

We have not established all roles and tasks. That is how it is. It will likely 
take one or two years and then we will know, but we are working and it is 
obvious that things go in different directions and …, but we do things and we 
save energy, we find energy projects like that. [...] forming this group is of 



course to get a proper focus both internally and externally, showing that this 
group is working with energy. (Interview, IC-9) 

The real estate development manager within the housing company reflected that 
they had tried on earlier occasions to include energy experts, which did not work out 
very well and had limited success, and that even with the introduction of the energy 
group, there was more work to do regarding energy. 

There is much left to do, improve […] above all, maybe get our consultants 
even more involved in this. Get some more specialists involved on the energy 
side in our projects... in all honour, but I mean like the [HVAC consultant], 
for example, s/he is not really an expert on energy issues, but s/he knows the 
system and so the [buildings] ... but one might go a step further and get some 
people who work more with energy issues and that is a bit why we are 
creating this energy group. (Interview, IC-2) 

For renovation projects, the roles of the people who were part of the energy group 
were not clearly defined yet. The energy manager was present at the beginning of the 
planning and design meetings for RP1 and RP2 but did not participate at all in the 
project meetings of RP3, which was due to her/him not having time to join. 

For the consultants, working together with the energy group was, of course, 
something new. It seems there was no clear communication from the housing company 
to their external consultants about the tasks related to energy efficiency and the 
existence of the energy group. Not even the consultants from the same external HVAC 
company all knew about the existence of the energy group. In RP1 and RP2, where the 
energy group was present, one of the consultants even said s/he had never heard of 
them, and the other one said s/he was working very closely with the energy group. 

The role of the energy group was positively emphasised in the interviews but it 
still seems unclear as to how the group will develop and integrate into the municipal 
housing company’s work. It seems as if there is a lot of power assigned to the energy 
group by the members of the project groups, but it also appears as though the energy 
group is not yet using this power. 

The participant observation showed that when attending the meetings, the energy 
manager gave some comments about energy measures, but did not play a major role. At 
the meetings there is always a bullet-point “Energy” and/or “Environment” on the 

agenda, but the discussions were rather diffuse and very short compared to other topics. 
Even though it was pointed out several times that energy is a central part of the 

project, and a representative of the energy group joined some of the meetings, energy 
issues did not play a major role during the meetings.  

The energy group is fairly new too, I do not know how ... I think there might 
be some little problems in communication, I can imagine. But I really have 



no evidence for it, more than a feeling so…. But it is, as I said, it's fairly new, 
the group is being formed... (Interview, EC-3) 

The formation of the energy group aimed to enable energy efficiency actions taken 
by the professionals in the middle in renovation projects (and in other projects of the 
housing company). However, the group was new and roles and tasks were not 
established. Not much changed in the meetings of the renovation project groups, and 
the same solutions seemed to have been used again, based on aggregated knowledge. 
The energy group might play a bigger role in the renovation projects within the housing 
company in the future practice if it gets time to establish itself as an important actor and 
if some kind of routines are introduced in the project group meeting agendas. It will 
take time to create new routines for the energy group, which in turn may result in new 
practices. All the participants in the planning and design phase need to learn to work 
with the energy group. 

 

In terms of time spent, energy as an issue was paid the least attention of all issues 
at all the observed project group meetings. Energy discussions generally did not take 
up more than five to 10 minutes (out of about 120 minutes for each meeting), if 
discussed at all. I had expected that energy issues would be a big part of the planning 
and design of the renovation projects since it was said they would become increasingly 
important and the renovation projects were said to be energy projects. Nevertheless, as 
it turned, out the energy-related measures, such as insulation, U-values, exchange of 
windows and individual metering and billing, were dealt with very quickly. This can 
partly be explained by the fact that the professionals in the middle had lots of aggregated 
knowledge on how the buildings work and they had their standard package of traditional 
measures that they knew would work and thus they suggested using them again. 

The obvious priority of the meetings in the planning and design phase was the 
coordination of installations so that everything would run smoothly when the work on 
the buildings would start, and energy issues did not take a place therein. The structure 
and organisation of the project groups’ meetings did not leave space for brainstorming 

or developing new solutions, for example, regarding energy efficiency. Instead, the 
meetings were conducted in a way that emphasised and encouraged measures that 
everyone was familiar with and did not lead to further explanations and deeper 
discussions. All the involved professionals knew what must be done to get the building 
renovated, that fire regulations needed to be followed, that the shaft position was a 
central concern, and that cables needed to be put in place and that all installations 
needed to be coordinated around them. Thus, the aim of the planning and design phase 
was not to have extended discussions on new measures or to come up with new ideas 



for reducing energy consumption. It was rather to make the renovation installations 
happen. 

All this shows that the structure and organisation of the planning and design 
meetings was not open for taking support from the new energy group, and it did not 
encourage project groups to commit themselves to reducing the energy consumption 
nor did it inspire them to work with the 25-25 energy goal. Overall, at the project group 
meetings, the purchaser and the consultants met and the consultants were assigned time 
slots for issues concerning their individual specialties, but there was no common goal 
on energy and no time slot to talk about issues related to energy specifically. The 
involved consultants made decisions in their own specialised areas which benefited 
established solutions based on aggregated knowledge, and there was no encouragement 
during the meetings to go beyond the ordinary and do things differently and enable 
other possible measures. 

As I said, it's great that it has become routine, but it is maybe not only good. 
There should maybe be something new… (Interview, IC-6) 

As a result, the routinised structure of the renovation projects and the aggregated 
knowledge concerning traditional measures and solutions actually disabled new 
solutions. 

 

This section comprises two parts on energy efficiency outcomes. The first part is 
a discussion about whether the middle professionals thought that energy efficiency and 
including energy measures had become a major part of the planning and design of 
renovation projects. In the second part I present an overview of the actual implemented 
energy measures of the three renovation projects. 

 

From the interviews, I gained a diverse picture of whether the middle professionals 
thought that it was important to achieve energy efficiency and include energy measures 
in the renovation projects (see also table 5.1, in section 5.2). 

The majority of the interviewed middle professionals said that energy was 
included in the projects. Yet, the middle professionals did not agree on the extent of the 
inclusion of energy issues; some said yes, more than before; others said yes, a little; 
some said no; and some said they did not know. 

Many said that energy was now included more than before. Some mentioned that 
the focus had shifted towards energy being a bigger aspect today. One of the project 



leaders said that energy efficiency was now a central aspect and that this was a new 
focus within the company: 

The only difference with this project is that we really focus on energy. Now 
it is like a very explicit focus. We have looked at it […] in previous projects 

as well, but this time it's a ... a big point. (Interview, IC-5) 

Three interviewees mentioned that energy was now included because of the 25-25 
energy goal. One internal employee said that it had become better, with a greater focus 
on energy. The only risk this employee saw was that if the focus on energy led to higher 
costs, then the energy measures might be taken away again and not much would be 
done in the end. 

[…] it's a clear improvement compared to previous [projects]. Absolutely. 

That is how you should see it. At the same time, I can have opinions or 
comments; I was of course both scared and sad too ... No, but with that 
reasoning of the investment group when they start to say that it is too 
expensive and we need to keep the costs down because this project only costs 
30 million, for example, and you start and check, yes […] do we have to do 

those measures? Then they look directly at those that we have recently 
started to include and those have to do with energy. (Interview, IC-10) 

One internal employee emphasised that there ought to be more of a focus on 
energy than there is currently. Also, there were middle professionals who thought 
energy efficiency did not play a big role in the renovation of buildings. Two external 
consultants thought that there was no particular focus on energy per se, but that the 
renovation followed the building norms (BBR requirements)F

436. 

No, it's the same as usual in other projects. We have BBR and fall back on it, 
saying that we should have those demands of so and so many watts/square 
metre. We always consider that. Then it can happen that the client may have 
more stringent requirements, but it is usually not the case, but it can happen. 
(Interview, EC-5) 

Moreover, two other external consultants said that energy was not really included 
and that in general it was very rare for energy to be included in renovation projects. 
Another argued that energy was included to some extent but it was rather superficial 
and not really consequential when it came to the actual work. This consultant thought 
the 100 mm insulation was not good enough, that it should be at least 150mm. 
Additionally, this consultant thought that when energy was discussed the cost also 
immediately came up and the energy measures were then abandoned. 

                                            
436 BBR requirements - http://www.boverket.se/sv/byggande/bygg-och-renovera-energieffektivt/energikrav/ 



And then there were the costs again. The costs. So first you want to do it, then 
it costs and then you do not do it. But maybe, if one calculates it for 100 or 
30 years, the costs have perhaps paid off because one saves costs. (Interview, 
EC-7) 

There were also two consultants who could not tell whether energy was included 
more now than before. 

Even though the majority of the middle professionals gave the impression that 
energy was being taken into consideration in the projects, there were also a few who 
had the opposite opinion, that energy issues were not included, and also some who did 
not know or thought more could be done. Hence, it was not a clear picture. 

 

In this section I describe what Stångåstaden sees as their set of possible energy 
measures to install according to their annual report. I then present the energy measures 
mentioned in the tender document. 

Technical factors influencing the energy consumption of the residential building 
stock were presented in section 4.5, with a focus on space heating and systems for hot 
water, ventilation systems, windows and insulation, since these are the areas where 
energy measures are most relevant. 

Almost all energy efficiency and reduction measures mentioned by the 
interviewees as most commonly chosen were: additional insulation, exchange of 
windows and if possible HRV systems – the so-called “traditional things”, as one of the 

project leaders referred to these measures Another commonly mentioned measure was 
to choose energy efficient appliances. However, these are possible measures and not all 
are selected for each renovation. Further they were chosen according to experience 
instead of taking a whole-system approach. As one project leader said, energy 
efficiency questions were considered before but were not part of the planning and 
design of a renovation as much as now. Also, energy calculations were never really 
done before. But what energy measures were selected in the end and included in the 
renovation projects? 

 

In Stångåstaden’s annual report from 2014 and 2015, there is a list of possible 

energy measures that could be implemented, showing what the company considers as 
energy measures. There are six energy measures, but not all are implemented for each 
renovation project. In the annual report, the company gives an overview of the 
renovation projects conducted in the previous year and describes which energy 



measures were applied. The six theoretically possible energy measures are (1) HRV 
ventilation, (2) supplementary insulation, walls, (3) supplementary insulation, loft, (4) 
new windows, (5) supplementary sealed glazing unit, internal and complete 
replacement of bathroom windows, and finally (6) exhaust air heat pump.437 
Interestingly, heat pumps are included in the list of possible energy measures, even 
though, as noted above, due to the connection to the municipality-owned energy 
company Tekniska Verken AB, it was said in meetings that it is not an option for 
renovations, only for new construction. An overview of the three renovation objects 
and their implemented measures as described and presented in the annual report can be 
seen in table 5.2. 

 

I analysed and summarised the decided-upon energy measures written down in the 
tender documents produced as a result of the planning and design phase (see table 5.3). 

The tender documents for RP1 and RP3 had the same format, while the tender 
document that I received for RP2 had a quite different format.438 The reason I received 

                                            
437 Stångåstaden, Årsredovisning 2014, Del 1 Verksamhet, op. cit. , p. 73; Stångåstaden, Annual report 2014, op. 
cit., p. 73. 
438 For R1 and RP3, the tender document was simply uploaded onto the shared cloud storage, and for RP2 I received 
the tender document by mail since it was starting up again from the beginning. 



this different format for RP2 is that, after the tender document was finalised and the 
bids came in, it became obvious that the project as a whole was too expensive to conduct 
and the entire process was iterated back to a project group and the planning and design 
had to be done again. Then it was based on another type of contracting form, with 
partnering instead of design‐ [and‐] build contracting. I did not follow the second 
planning and design phase of RP2 with partnering. 

Both for RP1 and RP3 there were several tender documents, e.g. separately for 
HVAC, architecture, electricity or fire. 

In the architecture tender document for RP1 and RP3 it says the energy 
requirements and measures are dealt with in the HVAC tender document. However, 
there is nothing extra written about energy in the HVAC tender documents. It almost 
appears to be just a general assumption and shared knowledge that most energy can be 
saved with HVAC, which probably refers to changes in the heating system and/or 
ventilation system, and thus the reference to energy efficiency and saving in relation to 
HVAC. Several times during the interviews, it was mentioned that energy efficiency 
and saving can be reached through HVAC. In the three planning and design phases 
followed it was apparent that the HVAC consultants had, and still have, the role of also 
being some kind of energy experts for the planning and design (for example, they were 
doing the energy calculations). 

The results of the tender documents conform to the overview of energy measures 
presented in Stångåstaden’s annual report shown in the previous section, in table 5.2. 
However, it is of course more detailed, as u-values are actually mentioned. 
Additionally, there is information on roof insulation, energy efficient appliances and 
environmentally friendly materials. 

  
  



 
 

                                            
439 Sundahus – Trygghet för fastighetsägare - Efficient solutions for conscious material choices: 
<www.sundahus.se>, accessed 2015-05-26). 



With this chapter I have started to elaborate on the research aim concerning the 
enabling and disabling of energy measures in the planning and design phase of 
renovations. Thereby, this chapter serves as an analytical introduction to the in-depth 
analysis of the meeting practice in relation to energy measures and also to the analysis 
of the top and bottom. It also lays the ground for the analysis of their relation to and 
influence on the uptake of energy measures in the planning and design phase. 
Theoretically, I focus on the middle professionals in the middle-out perspective. I have 
also started describing important insights relevant to the practice-theory-based analysis 
of the meeting practice in chapter 6, and I used the terms “aggregating” (here mainly 

referred to as “aggregated knowledge”), “enabling” and “mediating” in describing the 

way energy measures are dealt with, as presented in the middle-out perspective. Overall, 
with this chapter I have set and described the scene in which the middle professionals 
work with energy measures at the meetings of the planning and design phase. 

The views among the middle professionals differed slightly with regard to the 
purpose of renovation, as they viewed different issues as important. Energy efficiency, 
however, was the second-most mentioned issue of importance and it was highlighted 
more by the external consultants than by the internally employed middle actors. This 
could simply be the result of the internal professionals regarding energy as self-evident, 
or conversely, it might be because the idea of focusing on energy was still new and 
therefore it had not yet been embedded in the employees’ everyday thinking. Apart from 
the area managers and architects as professions or professional groups, there were big 
variations among the professions in terms of what they saw as the goal of a renovation. 

Routines govern the planning and design meetings, which can be helpful in 
understanding why certain energy measures were taken into the project while others 
were not. For instance, everyone was aware of the routines steered by a predetermined 
meeting agenda. The meetings and the selection of (energy) measures were dominated 
by aggregated knowledge. Project group members also knew from before how the 
meetings worked. Thus, in terms of the middle-out perspective, the structure of the 
project meetings built in and also reinforced aggregated knowledge. The common 
routines could be broken up by recruitment of new people and project leaders. Then the 
aggregated knowledge of today’s professionals would have to be verbalised, and as a 

consequence it might be re-evaluated. 
Even though each project group is a temporary coalition, the same people meet 

repeatedly, in different contexts, and they build relations to each other and establish a 



meeting practice for planning and design. New people did not understand what was 
going on, as the established meeting practice was not obvious to them. Since there was 
no formal introduction to that, it was difficult to understand the specific routines, habits 
and meanings within the group and their practice. Both an external energy consultant 
and the company’s own energy group had problems influencing the process as, for 
instance, the agenda did not leave much time for energy per se. Thereby, the meeting 
structure and predefined agenda and aggregated knowledge as regards how to conduct 
the meetings disabled the uptake of more and longer energy-related discussions. The 
energy group itself was also so new that it had not yet found its own way of working 
and, thus, had no established work practice to add to the meeting practice. 

Energy was not discussed very much at the meetings in relation to other topics, 
especially compared to issues of technical installations, even though it was the second-
most mentioned goal in terms of what is important to achieve with a renovation. The 
company has tried to increase the importance of energy efficiency by introducing the 
25-25 energy goal and by creating an energy group. So far the energy group has not 
been able to change the agenda of the RP meetings, so it remains to be seen how much 
time will be spent on energy issues and how much the energy group can influence the 
process in the future. In the meetings, it was said that the energy consumption of the 
buildings should be reduced “as much as possible” after the renovation, but that raises 
the question of what “as much as possible” means. It might mean that there should be a 

clear focus on energy, and then it might influence other factors, such as financial 
argumentation. The projects I observed were chosen because of their potential for being 
so-called energy projects, in that more attention than usual might be paid to energy 
aspects. However, the interviews and observations at the meetings showed that 
surprisingly few energy discussions were held at the meetings. The conclusion is that 
the 25-25 energy goal was not translated into the renovation project. This is a question 
I will follow more closely in chapter 6. 

Overall, it can be concluded from the interviews that the middle professionals’ 

opinion is that energy is now more in focus and more included than before. However, 
there are still people who cannot judge whether the focus on energy has increased, and 
also some who think it has not increased at all. There is a trend towards more awareness 
about energy issues and inclusion of energy measures, but it is not dominating. Thus, 
there was/is no clear picture on the uptake of energy measures and the realisation of 
energy renovations. 
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In this chapter I investigate the meeting practice of the project group in the 

planning and design phase, focusing on how and why building professionals in the 
middle decide to enable or disable energy measures for the renovation. Further, I 
investigate whether and how the 25-25 energy goal is translated into the planning and 
design practice. I discuss how the new and explicitly stated focus on energy influenced 
the well-established practice concerning how to conduct the meetings. My main interest 
is in how this new energy topic is dealt with in the meeting practice. For this analysis I 
use the practice theory approach as presented by Gram-Hanssen440 and, therefore, the 
key concepts guiding my analysis are her defined four elements holding a practice 
together. 

With the discussion on engagements and meaning I look at what energy, 
innovation and the 25-25 energy goals mean to the middle professionals planning and 
designing a renovation. I focus on the meetings and how the professionals engage with 
energy aspects and goals, in contrast to chapter 5, where the focus was on what the 
professionals said were the most important things to achieve with a renovation. This is 
followed by an analysis of the role of the next element of practice, technology, where I 
discuss the role of technology in the meetings and concrete energy measures. I continue 
by analysing the explicit rules as well as explicit goals and guides relevant to the 
planning and design of a renovation, and finally, I turn to the know-how and habits 
influencing the selection of energy measures in the planning and design. Additionally, 
I show how the involved professionals handled energy questions and energy measures 
by using the terms “enabling”, “disabling”, “mediating” and “aggregating”. 

The project meetings are analysed as moments of sayings and doings related to 
energy measures, where the elements of a practice come together and different 
professionals bring the work practices from their respective organisations into the 
project, based on their experience, opinions and expertise. On this basis, they come 
together in the meetings and shape a specific planning and design meeting practice, 
which can endure because it is enacted repeatedly. 

 

Meanings can accumulate through engaged professionals and then be understood 
as collectively shared interpretations. Thus, it is of interest to understand how meaning 
was perceived and attached to energy renovations by the professionals. In this section I 

                                            
440 See also Gram-Hanssen, “Residential heat comfort practices”, op. cit.; Gram-Hanssen, “Standby consumption in 

households”, op. cit.; Gram-Hanssen, “Understanding change and continuity”, op. cit. 



describe the meanings that the middle professionals ascribed to energy measures and 
innovation. I touch upon issues relating to other elements of a practice, such as 
technology and the know-how and habits of the professionals. The role the 25-25 energy 
goal played during the meetings, and what meaning it had for the middle professionals, 
are also of interest. 

 

Within the housing company there was a common view that as many energy 
measures as possible should be implemented, but within reasonable economic limits. 
Hereby, the thinking in economic restrictions disabled energy efficiency. During the 
interviews the external consultants emphasised that they participated in the meetings 
with their specific tasks in mind and their aim was to fulfil them at the lowest cost 
possible. This is what they were hired to do, and their view was that the purchaser’s 

request should be fulfilled and they should do what they were paid for, no more and no 
less. There was no extra ambition to enable energy efficiency, as one of the interviewed 
architects said: 

If the purchaser has no ambition to do anything other than what the building 
codes specify … then we won’t force them to do so. (Interview, EC-8) 

The company made little effort to change the overall meaning regarding what 
measures should be suggested and what input was expected from each participant. No 
specific goal for the energy reduction of the buildings to be renovated was introduced 
nor was the 25-25 energy goal discussed. (I will discuss explicit energy goals for each 
specific building to be renovated in more depth later, when I consider the practice 
element explicit rules.) The middle professionals used their traditional aggregated 
knowledge about energy efficiency and buildings, however, which enabled energy 
efficiency to some extent. 

There was also a lack of intention to save electricity. During the interviews it 
became obvious that the professionals agreed with that observation. Regarding 
electricity, the common view was that it was not an issue that was worth spending more 
time on. An external consultant said the following regarding the electricity issue: 

I have given the electricity controller at Stångåstaden a list of measures that 
would save electricity and have short pay-off times, but they have not been 
implemented. There are a lot of measures to implement, but the problem is 
that electricity [consumption] is too small in relation to the total. So you 
don’t save 25% in total if you reduce the electricity consumption by 50%. To 



save 25% you need to include HVAC. But then you have other investments 
as well. (Interview, EC-1) 

One of the HVAC consultants said in relation to electricity saving measures that 
electricity did not play a big role and that Stångåstaden did not care about it very much 
since it did not make a big difference. As s/he put it, even if one saves 50% it would 
only be a drop in the ocean.  

 

What meaning did energy-related innovation have for the middle professionals? 
Usually, the professionals in the middle preferred the measures they knew from before, 
which can be seen as their aggregated knowledge or know-how. The middle 
professionals knew that these measures worked and, also, due to time pressure, these 
were selected again. This refers to the element of know-how and habit, which I will 
elaborate on in more detail later on in this chapter. 

When it comes to innovations or using new products, most of the middle 
professionals wanted to be on the safe side. New solutions were commonly not chosen, 
and there was the general attitude of letting others make the mistakes of using new 
measures or technologies. One external consultant commented on newer things such as 
passive houses, low energy houses and LED, saying that it was better not to choose 
these because they would not work: 

It is the same thing as with LED, let others make the mistake. It will go really 
bad when we build so tight, I think [referring to passive houses and low 
energy houses]. And it's not that I'm reactionary. (Interview, EC-1) 

Among the middle professionals there were also a few who said that it would be 
fun to try something new and to be a bit more on the cutting edge. It was mainly internal 
professionals in the housing company who did not have a technical speciality role who 
emphasised this: 

The most common things that we do are to install an HRV system, add 
insulation, replace windows,… but it is nothing directly revolutionary. I think 

it would be interesting if you could maybe find something more, some new 
kind of insulation or something […]. Something that is new, so that we could 

test it and be a bit on the cutting edge. It would be cool. But sometimes it is 
not possible to do very much with such an old building. But I do not know, 
try [something] a little different, maybe a few solar cells and that kind of 
stuff. (Interview, IC-1) 



As a way to avoid always implementing the same measures, some interviewees 
mentioned the possibility of exchanging the consultants who were usually involved in 
the projects with different ones. 

Yes, […] you can think it's a slow process, it's like ... […] because you see 

the same consultants all the time. It's the same electricity consultant and the 
same HVAC consultant and they have their thoughts and their ways […] if 

you're just the same people all the time. If you replace ... […] if you change 
a consultant, you can get new eyes. You still have what you learned from the 
previous consultant […] but it is security if you know that they [the 

consultants] work… (Interview, IC-8) 

 

The housing company’s 25-25 energy goal is ambitious, and then the question is 
whether the goal became part of the company’s culture and the planning and design 

meeting practice. 
Before the project groups’ meetings started, we researchers got a strong sense of 

the importance of the 25-25 energy goal. At a meeting with representatives from the 
housing company before the start of the renovation projects, the 25-25 energy goal was 
introduced as very important and crucial for the work of Stångåstaden in general and 
for renovation projects in particular. I interviewed two project leaders (RP1 and RP2) 
at the very beginning of the projects, where they also highlighted the importance of the 
25-25 energy goal and said that everyone, all the external consultants, were already 
aware of it and worked actively towards it. But as the participant observation showed, 
the 25-25 energy goal was not really brought into the meetings of the project groups. In 
none of the meetings was there an introduction describing what the 25-25 energy goal 
stands for nor was it apparent that the company regarded it as an important goal that 
should have a central position in the renovation of the buildings. There was also no 
discussion on how it might be possible to contribute to the 25-25 energy goal within 
each specific renovation project.  

During the three projects’ planning and design phases, I also conducted interviews, 

where I asked about the 25-25 energy goal in order to make sense of the fact that the 
housing company had said it was crucial, yet it was not emphasised during the meetings. 
The interviews showed that the internal employees who participated in the meetings 
were convinced that the external consultants’ knowledge and information about the 25-
25 energy goal was satisfactory, that they all knew about it and worked actively towards 
it. 



Interviewer: So are you working with the 25-25 [energy] goals with the consultants 
in a renovation project also; do you inform them about the goal and do they know 
they should …” 

Informant: Absolutely. 
Interviewer: So the consultants work on it and come up with solutions to reach the 
25-25 [energy] goal? 

Informant: Yes! (Interview, IC-2) 
My assumption then was that all the external consultants knew about the goal from 

previous projects and that this is why all the participant observations showed that there 
was no information given to the external consultants about the 25-25 energy goal. 

Interestingly, the interviews with the external consultants showed that even though 
the interviewed internal employees said that the external consultants all knew about the 
25-25 energy goal from before and worked actively towards it, this was not the case. I 
could observe discrepancies in knowledge and thus different meanings and 
engagements regarding the 25-25 energy goal, which became more apparent during the 
interviews with the external consultants. Just three out of 11 of the external consultants 
were familiar with the goal. Two of them were employed by the involved HVAC 
company, one of whom worked as an HVAC consultant and one as an energy 
consultant, and the third consultant who knew about it was one of the architects. The 
rest of the external consultants had no idea what the 25-25 energy goal was. One could 
assume that those who knew about the goal may have worked with the housing 
company before and therefore had time to learn about it; however, the fact is that most 
external consultants had worked with Stångåstaden before in many projects and did not 
know about the 25-25 energy goal. 

No, I have not heard about it … I have no idea what it is. (Interview, EC-2) 

I have not a clue what it is, if it's about to say 25 years to reduce energy 
demand by 25% or whatever it is, whatever goals they have. (Interview, EC-
4) 

Furthermore, even though it was not introduced or discussed in-depth, the 25-25 
energy goal was mentioned a few times during some meetings in statements such as 
“… since we have the 25-25 energy goal, we will change the windows …” (Observation 
notes). Thus, I was encouraged in the assumption that everyone already knew about the 
25-25 energy goal and included that in their work before I conducted the interviews. 
The 25-25 energy goal was mentioned at the meetings; however, it was never translated 
or communicated in any meeting minutes written by different participants of the project 
groups, indicating that they did not view it as something necessary to note. 



No, I cannot say I know what it is; I think it was mentioned in a planning 
meeting, though, and it has something do with energy consumption, but more 
than that, I unfortunately don’t know. (Interview, EC-11) 

Since almost all of the external consultants emphasised that they had previously 
worked with the housing company in other projects, this may have led Stångåstaden to 
assume that everyone involved in the renovation planning process knew about the 25-
25 energy goal and thus was working actively towards the goal. Nevertheless, there 
seemed to be a lack of information and communication about the housing company’s 

25-25 energy goal towards the external consultants in the project groups. The internal 
employees at Stångåstaden believed that they were providing more information to the 
external consultants than they actually were.  

One new internal employee mentioned that the external consultants probably had 
not been well introduced or prepared for the 25-25 energy goal at the beginning of the 
meetings. S/he was the only one inside the housing company who actually reflected 
upon introducing or reminding the external consultants about the company’s 25-25 
energy goal at the beginning of the meetings. However s/he was also convinced that the 
consultants already knew about the 25-25 energy goal from before anyway, and thus 
this lack of introduction at the meetings would not matter or be a problem. 

A way to explain the difference in knowledge about the 25-25 energy goal relates 
to the time dimension. Figure 6.1 shows what happens over time when a new energy 
goal is introduced by a company. Before the goal is introduced, there is an idea for a 
new energy reduction goal. This idea is then developed further within the company by 
employees, and then the decision is made to implement the new goal. The details about 
what happened before the introduction of the idea is unknown to the external 
consultants. Thus, when the 25-25 energy goal is finally introduced, there is a 
knowledge gap between, on the one side, the internal employees, who have heard about 
it before and even experienced the process of its development, and on the other side, 
the external consultants, who have not been a part of the process of developing and 
introducing the goal. The external consultants cannot work actively towards the goal if 
they are not informed and do not know about it. 

 



The question is whether it matters if all involved professionals know and work 
with the housing company’s goals. The professionals that are actually familiar with the 
25-25 energy goal might have influenced the energy consumption in the buildings 
anyway. The others, not familiar with the goal yet, potentially miss opportunities to 
focus on energy reduction and they might indirectly disable energy efficiency. If 
properly introduced and communicated, the 25-25 energy goal could be a way to enable 
energy efficiency. 

Also, Stenberg et al. say: “In order to put knowledge into practice, to achieve 

environmental goals and to obtain lasting results, knowledge needs to be incorporated 
into the organisations involved, i.e. the housing company employees on the one hand, 
and the organisations influencing tenants such as the family and other social networks, 
on the other.”442 

 

In practice theory, technologies are described as products or physical things that 
influence a practice. Technologies in the case of renovation and the meeting practice 
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442 Jenny Stenberg, Liane Thuvander & Paula Femenías, “Linking social and environmental aspects: a 

multidimensional evaluation of refurbishment projects”, Local Environment: The International Journal of Justice 
and Sustainability, 2009, p. 549. 



refer to the physical layout and construction of the house and energy measures decided 
upon or products and materials used. Energy-related renovations are influenced by the 
materiality of the house, which determines what is possible to do. Also, technologies 
structure the design and materialise the renovation plans. Thus, technology is one 
important element influencing the meeting practice and its discussions and decisions.443 

One purpose of the planning and design phase is to produce a tender document for 
the public procurement. For the creation of the tender document, the technology-related 
discussions leading to the production of figures, drawings, descriptions and definitions 
were prioritised, and the discussions at the meetings were focused on, for instance, the 
positioning of shafts, ventilation system issues, number of outlets and possible changes 
in the layout. 

Well, for the building, it is pretty much those technical solutions that often 
affect the most. (Interview, IC-4) 

The project groups’ members represented different professional knowledge 

spheres, and the extent of their influence on the process varied. Since much of each 
meeting was spent on discussing changes or renovations to the actual building, for 
example, looking at layout changes, technical installations or construction-related 
questions, most of the time went to professions such as architects, HVAC and 
electricity, and also to fire consultants towards the end of the phase.444 The predefined 
agenda of the project group meetings was designed in a way that did not leave time to 
raise issues out of the ordinary, and emphasis was put on such technology-related 
issues.445 

When I asked the 22 middle professionals which one of the consultants they 
thought was the most influential, a few highlighted the importance of technologies 
rather than a person or profession. One interviewee said that technical solutions in 
general had the most influence, another said that it was the shafts that had the most 
influence. Additionally, two interviewees said that the HVAC consultants, working 
with big technological installations, had the most influence, and yet another interviewee 
emphasised the importance of electricity, dealing with technology. 

There was, however, a lack of a more general architectural perspective and design 
issues in the process, and questions of design were in the background compared to the 
discussions on technology. Nevertheless, 14 interviewees thought that architects had 
the most influence on the projects. However, two out of three interviewed architects felt 
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that they were constrained by all the technology that must be in place for the renovation 
of the building. Also, one of the architects thought that HVAC and the electrical 
consultants were the most influential.  

Yes, we also have some influence, but in certain phases of the process they 
[i.e. the HVAC and electrical consultants] can have too much influence. This 
is because they have so many issues and so many things to sort out. So, just 
looking at the time aspect, they take a lot of time during the planning and 
design meetings. (Interview, EC-8) 

In relation to why design issues were not discussed much but rather only specific 
details and standards, an architect said that technology dominated the discussion 
because it was seen as vital for the functioning and managing of the building, for 
instance, the importance of the shaft positioning. 

The technology has more or less taken over; there is always a risk in these 
kinds of projects that technology gets more attention than it should. This is 
because the technology is supposed to support the functions of the house. But 
it is not supposed to be the main theme. This is partly because the technical 
consultants usually have a lot of influence on the process. Our homes are 
very installation-dense today and an enormous number of cables and pipes 
must be installed before you are finished. (Interview, EC-8) 

Another architect said that the role of the architects had been reduced to that of 
“drawing slaves” (EC-7), that is, that they were only supposed to produce drawings 
and not address other (design) issues. This was also noticed during the meetings.  

Most of the interviewees who said architects had the most influence, however, also 
mentioned HVAC, the shafts or ventilation system or electricity as second- and third-
most influential. Thereby, many also highlighted that the architects always need to 
consider HVAC and electricity in their work.  

In this regard, it can be concluded that the issues about the installation of 
technology replaced other issues. This was apparent in that a lot of the meeting time 
was spent discussing where to place the HVAC shafts, ventilation or heating system–

related issues, or where electricity outlets and cables should be located. The shafts 
played a central role as they were also referred to in relation to many other issues. It can 
be understood from the participant observations at the meetings that the shafts were 
prioritised because they are difficult to move, thus the other things need to be planned 
around the shafts. In a way, the shafts disabled energy efficiency discussions as they 
had such a prominent role during the meetings. This might also be due to the specific 
HVAC consultants, who gave the shafts primary consideration. 

 



In general, there was a shared understanding among the middle professionals that 
the measures making the greatest difference regarding energy efficiency and reduction 
were related to ventilation and other HVAC installations. Other energy measures 
considered were window replacement, insulation and upgrades in laundry rooms, 
especially with more efficient appliances. As said earlier, many electricity-saving 
measures were not focused on or even considered. One of the project leaders said: 

Yes, I am a traditionalist and old builder. It’s often the insulation and U-
values and stuff like that that you look at. And then we have an HVAC 
consultant who looks at systems like heat and HVAC systems, […] 

(Interview, IC-4) 

There was one example of how the middle professionals discussed, negotiated and 
argued for the use of a certain (innovative) energy-related measure and technology, 
LED lamps, where two of them had very different views on innovation. The LED lamp 
technology and its possible installation was a topic of energy-related discussions in one 
of the renovation projects. The question of whether LED lamps should be installed in 
the apartments was discussed during some meetings. These discussion took place 
between the area manager, the external electricity consultant and the project leader. The 
project leader was more neutral and simply wanted to hear the different opinions. The 
external electricity consultant and area manager did not agree on whether it was a good 
idea to install LED lamps. The area manager was a proponent of LED lamps because 
they are more energy efficient, will probably be widely used and popular in the future, 
and they had been requested by the tenants. The electricity consultant, however, was a 
strong opponent of LED lamps. This discussion, then, circled around energy issues, the 
question of innovative measures and the future development of the technology and 
installation of LED lamps. 

During the meetings of the project group no obvious decision about LED lamp 
installation was taken; instead, the interviews shed more light on the discussions. It still 
remains unclear what the final decision was. There was a lot of back and forth during 
meetings as well as in the background, outside the meetings, that changed some 
decisions. Of interest here are the discussions and negotiations that took place among 
the professionals in the middle.446 

The external electricity consultant strongly argued against LED lamps for many 
different reasons. S/he was against trying something new and felt that LED lamp 
technology was not yet well developed and that it should be left to others to make the 
mistake of using them first. S/he also said that they were too expensive, that it would 
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not work to install a proper dimmer, and that they do not save as much energy as people 
claim. Finally, s/he found the light quality to be rather bad. 

Yes, I have the opinion that it is lobbying, there is too much trust in this. Let 
the others make the mistake, we do not need to. […] The energy saving is not 

as great as people think, there is less energy than a low-energy lamp/bulb, 
but it is not that amazingly much lower […]. (Interview, EC-1) 

A while after the heated discussions, I asked the project leader what had happened 
and if LED lamps would be used or not. My impression was that it had been decided 
not to use LED lamps. The reason LED lamps would not be selected was that the 
technology was regarded as too immature and therefore the risk would be too big, as 
the project leader concluded: 

So we want to wait a bit more so that we do not make any mistakes that will 
make it more expensive in the end and we have to exchange the fixtures … 
(Interview, IC-5) 

About one month later, when I interviewed the area manager, I asked again about 
the LED lamp case and what had happened from her/his perspective. Then it appeared 
that the area manager had put pressure on other professionals in the project group and 
LED lamps had been selected after all. The area manager had first had a discussion with 
the project leader, then with the internal employee responsible for electricity and, 
finally, with the real estate development manager, who participated in some meetings 
of the project group and also had an advisory role in the investment group. 

You cannot, or I do not think that you can just see the cost, but you must also 
have an attitude about what we are doing and […] sometimes it has to be 

simply allowed to cost a little more. […] And I think that it is wrong in the 

relationship between customer and consultant. Now it is [the project leader] 
who rules over her/him. But I had to have a discussion first with [the project 
leader], who referred me to the … person internally responsible for 
electricity, who has expertise in this, who then referred me to [the real estate 
development manager], who said that this is a strategic question that we take 
and start and, like floating away so that it is uncertain who the * it is who 
takes the decisions. And then I became really angry and now you must tell 
me who it is, you have to take responsibility for the decisions and then you 
have to know who decided and say how it is and how we look at this. But then 
we agreed that LED lamps would be installed. (Interview, IC-10) 

There are two important conclusions from this example: First, it became obvious 
that the different middle professionals had different opinions and attitudes towards 
innovative energy measures and technologies. The middle comprised individuals with 



different opinions, even ones strongly opposing each other, which needs to be 
acknowledged when studying their meeting practice. Second, the example shows that 
there were individual middle professionals who were not active only at the middle level 
of the company. The area manager is one of the professionals of the middle in the 
planning and design phase, but s/he was also expected to give the tenants a voice in the 
meetings. Additionally, the real estate development manager operated in RP1 and RP2 
in the middle and on the top since s/he participated in the project meetings and was an 
advisor in the investment group. For instance, the area manager said in the quote above 
that a decision against LED could also possibly lead to bad relations with the 
customers447 if the professionals in the middle did not represent the tenants’ wishes. 

 

This element holding a practice together refers to explicit rules, knowing how to 
do things, and what is or is not allowed. I focus here mainly on the role of explicit 
building rules and regulations or codes and their influence in the planning and design 
of renovation projects. I will, however, also consider formulated energy reduction goals 
that can be regarded as explicit rules and guidance to follow for the planning and design 
of a renovation as well as financial rules and guidelines that need to be followed 
regarding the selection of energy measures. 

 

Various legal regulations and standards must be followed when renovating a 
building, such as fire safety requirements, accessibility and noise levels, but there are 
also rules for energy consumption. When legal standards were discussed, it was not a 
matter of whether but rather how to meet these with the renovation of a building. The 
energy consumption requirements, for example, the BBR requirement, were not openly 
discussed at the meetings. Everyone simply seemed to know about them and act 
accordingly in their work as a sort of tacit knowledge. It became clear from the 
interviews that the BBR requirement must be followed and everyone was aware of that. 
Maybe because it was so self-evident for them, it was not necessary to discuss them in 
the meetings. 

One system of standards to assess construction materials and products from an 
environmental and health perspective is the Swedish SundaHus. The housing 
company’s consultant stated during the planning and design that these SundaHus 

standards must be met. 

                                            
447 The housing company refers to their tenants as customers. 



In general, that the processes of the project groups were so alike can also be 
explained as due to the regulations and standards that guided the meetings and their 
practice. 

There are many routines and standards that you must uphold. This is why 
they [i.e. the processes] are so similar. (Interview, EC-9) 

This process is the same as usual, as in all projects. We have the building 
codes to rely on. That is, we need to meet the requirements for kWh/m2 – that 
is what we always do and follow. Then, the requirements of the contractor 
can be tougher, but that is not so common, but it can happen. (Interview, EC-
5) 

When talking about who is most influential at the meetings, one interviewee 
argued that it was the rules and regulations that needed to be followed. 

 

In order to perform a renovation project with ambitions to reduce energy use, we 
as researchers assumed that one needs to know how much energy a specific building is 
consuming before it is renovated, then set up goals for how much its energy 
consumption should be reduced. I also thought this would be done in the light of the 
importance of the 25-25 energy goal and because the followed renovation projects were 
supposed to be energy renovations. This is an expectation that we brought to the 
meetings, which has definitely influenced my perception and how I have analysed the 
material. “Few would deny the importance that project goals have for the initiation, 

development and evaluation of a construction project—the goal is commonly thought 
of as the project’s raison d’être.” 444F

448 
The participant observation revealed that there was a lack of set energy reduction 

goals. There was no clear information on measurements nor were there energy 
calculations showing how much energy was currently used in the buildings to be 
renovated and how much the energy consumption should be reduced after the 
renovation. Following the renovation projects also revealed that the stated goal of being 
energy renovations was more vague than expected: 

The goal of the project is that the energy savings will be “as good as possible”. 

Stångåstaden has no explicit demands or requirements for how much energy 
efficiency should be achieved. (Meeting minutes, 2013-01-18) 

Since nothing like that was discussed at the meetings, I started to investigate 
further with the interviews. After one of the meetings in a project group, I had an 
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interview with the project leader and asked if there was any kind of energy reduction 
goal for the building: 

Project leader: I have not been involved in producing any specific figures. 
Have you heard anything about it? [Asking another internal employee who 
was also present] 

Other respondent: No, no, me neither. It is the general aim.  

Project leader: But rather, it is a little more … we have some guidelines that 
really direct us in this, but that prevent us from going wherever we want to. 
We cannot add as much insulation as we want to … Unfortunately, I have to 

say no to it [i.e. a question about an energy goal for the building], but it was 
a good question. I ought to see if we should concretise that actually. 
(Interview, IC-5, other respondent, IC-1) 

It became clear from many interviews that there were no specific goals formulated 
regarding energy reduction, but many internal employees seemed interested in our 
feedback and our suggestion to set up an energy reduction goal for each building to be 
renovated. 

Just once in my interviews a concrete number for energy consumption after 
renovation was mentioned, which was in RP3. However, this project started several 
months later than the other two. One of the interviewed project leaders mentioned that 
RP3 aimed to reach an energy consumption of 80kWh/m2 after the renovation, which, 
however, simply equals the BBR requirement. Since this interview took place much 
later and after the researchers’ feedback to the housing company that they lacked a 

concrete goal, this might be what led to the interviewee mentioning the goal. The project 
leader mentioned this 80kWh/m2 goal only in the interview and not during the meetings 
of the project group. Also, in the other projects it seems like the BBR requirement was 
a goal but was never stated explicitly or translated to the protocols. Again, it appeared 
to be somehow just part of the tacit knowledge that the involved professionals 
possessed. 

In a second interview with one of the project group participants, a few weeks after 
we gave the feedback on working with an explicit reduction goal for any building that 
is to be renovated, the interviewee reflected upon the negative aspects of having an 
energy reduction goal for each building separately: 

[…] such a goal [for each house]… it would be possible to have, partly. The 

problem is more … there is a difference when buildings are new […] then 

you can build with a material that fits […]. Here we are sitting with all 
materials in the building […] that is already there […] it's a problem then 

with the house's design […] with additional insulation […] and windows and 



so that it is feasible at all. […] we try instead to come to an energy reduction 
that is as good as possible […] I think if you have a goal to a certain level, 

that would be good, but we would soon face problems, because the goal 
would just be a paper product and in practice we would never reach it. To 
some extent it is also a financial question […] so not a goal directly, but 

maybe it could be considered to reach a certain level; but today, if we use 
the solutions that we think are reasonable, we can halve the energy 
consumption of the building. (Interview, IC-2) 

This interviewee argued for the opportunity to set a goal which could serve as a 
guideline, but it would not have to be the same for all houses. Rather, it could be set 
individually, actually depending on the system and the preconditions of the house. 

This points at a need for detailed, building-specific goals and measures or 
estimations at a project level, otherwise the goal as enabler for energy reduction could 
turn into its opposite, a disabler of energy efficiency. One could assume that the 25-25 
energy goal was broken down and followed up. Then it would be possible to get 
information on how much energy the building consumes, set a goal for how much the 
energy consumption of the building should be reduced and then do a follow-up 
investigation after the renovation. But the orientation was instead to do “as much as 

possible” and hope for the best. Also, when it comes to establishing whether energy 

reduction, formulated in the 25-25 energy goal, was achieved in the housing company, 
the energy reduction was checked yearly using statistics on the entire real estate 
properties, not single projects. 

 

Financial aspects also framed the work of the project groups of the planning and 
design phase. In general, short-term profit and saving money in the short run seemed to 
be more important than making decisions that would be more costly at first but maybe 
economically more efficient in the long run. The ethos here is that the costs should be 
low now and pay-off times should be short. The housing company formulated the rule 
that if the pay-off time is less than six years, then it is possible for the project group to 
freely decide upon any measures, otherwise the investment group must be consulted. 
Even though the investment group decides on the budget with the orientation decision 
as well as the final investment decision, the thinking on economic restrictions could 
also clearly be observed during the meetings, and the project groups themselves adopted 
an economic argumentation.  

However, some professionals in the middle, internal as well as external, disagreed 
strongly with this ethos, especially in the light of focusing on energy for the projects. 



[Energy] well so I think that it is not a central topic. And then there were the 
costs again. The costs. So first you want to do it, then it costs and then you 
do not do it. But maybe, if one calculates it for 100 or 30 years, the costs 
have perhaps paid off because one saves costs. (Interview, EC-7) 

It was emphasised that if there is an energy goal and energy is supposed to be a 
central topic, then it should be allowed to cost money. 

Energy savings have to cost money […] but they, it's a commercial company 

[the housing company] and then it is clear they must have some limit on the 
pay-off time. But no one should think that it’s free to save energy. That is not 

how it is. […] Yes, yes, but then there are … five years, if you just talk 

economy, then five years is quite a lot. But we know that the things we do in 
all cases are used for twenty years, and then five years doesn’t seem like that 

much. (Interview, EC-1) 

[…] because if you are doing a renovation, you have such a meeting, then 

the costs come up all the time. They want to do this and that, but costs must 
be as low as possible. So they want to have golden taps but just want to spend 
money on cardboard tubes! And then if you really have a target somehow to 
sustainably renovate the house for the next 50 years, then money should not 
come in within the very first hour of the meetings. (Interview, EC-7) 

More or less all of the interviewees said that it is usually money issues that 
determine which measures will be implemented. Even if good ideas regarding energy 
measures were discussed, in the end they were, more often than not, simply too 
expensive. Then, energy measures are discussed and there is a wish to implement 
different kinds of measures, but more often than not, the cost disables them. Energy 
measures are often the first to be excluded since the building will work even without 
these. This reveals that decisions are taken according to budget restrictions, which 
excludes many energy measures. 

[…] we have to take care of energy measures in these projects [buildings 

from the 1950s] if we are to reach 25-25 [referring to the 25-25 energy goal], 
because they are the accelerator…or the lever arm actually to reach 25-25. 
Because now we start, to go backwards a little here, I feel the investment 
group, because the costs start to get too high. And then of course, it's easy to 
remove the additional insulation; you cannot just say, “We will install 

additional insulation, we will replace the roof and we will fix the windows 
and so on, but the bathrooms and kitchens, we will leave to the tenants [leave 
them unrenovated]”. That doesn’t work. (Interview, IC-2) 



Even the standard energy measures that are commonly used by the housing 
company are not always implemented due to budget restrictions. Rather, aesthetic 
considerations are focused on, such as updating the kitchens and bathrooms and so on 
during the renovation. The participant observations showed that there were many 
discussions on budget, for instance, about whether adding insulation at all or whether 
exchanging windows would be too costly. This is also shown in the following quote 
from the meeting minutes of a previous planning and design meeting in 2009, where 
insulation was not chosen at all due to budget restrictions. 

[…] there is no economic benefit in the extra insulation. (Meeting minutes 
number 9, RP 2009) 

 

In this section I investigate the element know-how and habits, one of the elements 
holding a practice of professionals together. The focus is on the middle professionals’ 

embodied, aggregated and tacit knowledge referring to their experience-based rule-of-
thumb knowledge or their know-how and habits concerning how to implement energy 
measures for the upcoming renovations and the habit of conducting the meetings as they 
have done before. 

 

The external consultants brought with them their specific work practices, 
professional knowledge and know-how when joining the meetings. Also, the external 
consultants and internally employed professionals had worked on similar projects 
before, often even in the same or similar constellation of people. Thus, they brought a 
certain experience and expertise from previous projects and collaborations to the 
projects. They were familiar with these meetings and they had the know-how to conduct 
the meetings smoothly. Overall, I found out that the middle professionals usually 
suggested measures that they had used before. During the interviews, it became 
apparent that these measures were chosen simply because the professionals knew that 
they worked, since they had used them repeatedly in previous projects. 

The consultants’ know-how was based on this rule-of-thumb experience and 
knowledge coming from years of experience and aggregated knowledge about the 
buildings and the use of certain energy measures. It was certainly a strong element in 
the practice of these middle professionals. Experience and know-how, then, help to 
estimate the extent to which energy can be reduced with the installation of certain 
measures and, to some extent, this aggregated knowledge enables energy efficiency. 
Since the company did not set any specific energy reduction goal for each building, the 



involved actors mostly appeared to apply their rule-of-thumb know-how to energy 
measures, as at least the legal requirements (BBR) needed to be met. 

The observations, the interviews, the annual reports and also the meeting minutes 
from a previous renovation project performed in 2009 show that these kinds of typical 
standard energy measures are most commonly installed if they are economically 
beneficial for a specific building. As said above, if the pay-off time is less than six years, 
the project group can freely decide upon any measures without consulting the 
investment group. The standard energy measures were presented in chapter 5, and not 
all of these were selected for each renovation. On average, two to four measures were 
put into practice. Often these standard measures were suggested for implementation 
without further investigation regarding whether they would be the most useful measures 
for a specific building and context. The motto was “let’s just do as much as we can and 

see what happens”, which appeared to be the common habit in approaching renovation 

projects. 
For each building, energy measures must be adapted and mediated to certain 

situations. For instance, in RP1, the insulation needed to be adapted to the existing 
construction of the building that did not allow for the use of 100 mm of insulation. How 
much insulation could be used for a certain building was mediated according to the type 
of building, and, depending on how much insulation the roof or structure allowed, the 
middle professionals would take the measures from their previous experiences and 
adapt and mediate them to a given situation.  

In the three projects it was observed that time was a decisive parameter for the 
planning and design phase. Time was short and thus experiences from previous projects 
were important. As an architect and a building engineer said: 

It is easy to take the solution you have used before. You know it was good 
then and when you get a bit in a hurry and … and … [the job has to get done] 

so, as a quick solution, you implement it in the next one again, with some 
adjustments. (Interview, EC-9) 

We have done some before, so you have learned a lot of lessons and bring 
them with you. (Interview, EC-10) 

A renovation project can get an (unintended) extended time horizon if the 
investment group does not find the first suggestion from the project group satisfactory. 
Then an iterative process between the investment group and the project group starts, 
but still under time pressure. 

The standard measures may enable energy efficiency to some extent; however, 
then other measures are not taken into consideration due to the lack of reflection or the 
lack of viewing the building as a system and adopting energy measures according to 
that, or simply because it is easier, when time is limited, to choose solutions that have 
worked before. The habit of doing the planning and design meetings was designed and 



organised in a way that did not leave time and space for brainstorming or developing 
new solutions. Rather, the process was designed to develop a solid base for a public 
procurement document, where issues such as requirements of energy-classified 
appliances, number of sockets, thickness of insulation and so on are listed. Therefore, 
and in combination with time pressure, suggestions based on established and well-
known energy measures were favoured.  

 

When we entered the meetings, we researchers had the idea that the energy 
consumption for each building would be measured, then an energy reduction goal would 
be formulated and, based on that, energy calculations would be done in order to 
establish which measures would be best to reach the reduction goal.449 That is not how 
it worked, as I have already shown; no energy reduction goals existed for each building. 
When it comes to the measurements and energy calculations, it gets more unclear what 
was really done. 

First of all it appears that no measurements for the buildings were done. Regarding 
the fact that the followed renovation projects had no exact measurements on how much 
energy each building consumed before it was renovated, different explanations were 
provided by many internal employees. It was said to be rather difficult to obtain these 
kinds of measurements for specific buildings because the meters covered larger areas 
and not individual buildings. This meter system consequently did not allow the housing 
company to obtain values broken down to individual buildings. However, extra meters 
could have been installed well before the renovation to get this kind of data. Now, when 
renovations are conducted, new meters are installed for each building. This is also done 
in order to be prepared for starting with IMB if necessary. 

The question of whether measurements were done for the to-be-renovated 
buildings and, if so, by whom, seemed unclear to most of the professionals in the 
middle. Some said that the internal HVAC consultant did measurements on a building 
before a renovation, others said that no measurements were done. There were some 
unfulfilled expectations or assumptions by the external consultants who thought that 
Stångåstaden took such measurements and had clear goals, even though they 
themselves had never seen any of that – no goals were communicated outwards, or at 
least not clearly. On the other hand, some others did not know anything about 
measurements or goals and had no assumptions about either. 

The energy manager and one area manager also mentioned that the housing 
company had developed a new system for keeping track of the consumption of a 
building. However, at the time of my research it was still under development. With that 
system the housing company will have the opportunity to use values and figures 
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showing the consumption of individual buildings, supplied by Tekniska Verken AB. 
However, the system was not really up and running at the housing company yet, because 
there had been problems fitting the numbers it generated into the company’s own 

computer program. 
The next assumption was that energy calculations would be done and different 

alternatives of energy measures would be discussed based on the calculations. Energy 
calculations were mentioned during the participant observations, but at the time it was 
rather difficult to find out who had produced them, who used them and in what way as 
well as where they could be accessed. 

Energy measures appeared to be estimated based on experience instead,450 which 
could be the basis for a rough estimation of how much energy they would save. The 
energy consumption was expected to be reduced “as much as possible”. 

They probably did as much as they could. There was probably only space for 
seventy millimetres of insulation and then plaster. Otherwise you are hitting 
the base of the roof and so. […] and then they exchanged the windows and 

HRV ventilation and …. They did probably as much as possible and then we 

have to see what the result will be. (Interview, IC-9) 

We got access to energy calculations for one or two projects. They were done by 
an external energy consultant from the HVAC company. Also, researchers from the 
engineering department at Linköping University were asked to do some energy 
calculations for one project at very short notice. The latter calculations showed different 
results using a different approach. This seemed to be interesting to the housing 
company, but still, the results from the researchers were never used for the actual project 
as, according to the housing company, they came too late in the process. At that point, 
the technical researchers were still viewed more as consultants by the housing company. 
However, our long-term close collaboration led to a better understanding of each other’s 

work and role in this type of collaboration project. This can be useful for future projects. 
In the other RP it was trickier. In that RP, one of the HVAC consultants mentioned 

in an informal conversation at one of the meetings that energy calculations had been 
produced within her/his company since it was part of their contract to deliver these 
calculations. This HVAC consultant, however, also told me that s/he did not know who 
used them or in what way they were used. S/he assumed that someone at the municipal 
housing company must need these calculations and take them into consideration. After 
the meeting I also briefly asked the project leader specifically about these energy 
calculations that were supposedly produced by the involved HVAC company. It turned 
out that s/he in fact was unaware that the HVAC company was producing any such 
calculations for the renovation project. At an interview a few days later I asked the 
project leader again about these energy calculations and s/he confirmed that they had 
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received calculations but that s/he had not taken notice of them before. Apparently, 
someone was doing energy calculations at the HVAC company, but it is unclear who 
used them. The role of the energy calculations remained rather unclear at that point. 

Even though there were no obvious specific goals for energy savings when a 
renovation is done, it was still necessary to have estimations or calculations in order to 
see whether energy consumption had been reduced or not, according to another project 
leader. These ideas and possibilities about energy reduction should then also be 
presented to the investment group as part of the basis for their orientation decision. 
However, these estimations and calculations were never openly presented and discussed 
during the planning and design meetings. 

[…] we have to report how much we expect to lower it […] We know that we 

have to do more in renovation projects to manage the 25-25 energy goal, on 
average. Then we need to lower much more than 25% in some renovations, 
otherwise we will never get there. (Interview, IC-4) 

No, but we have an energy calculation for [the renovation project], and we 
will follow it up. […] They do the energy calculation of the existing building. 

But, that is when we get started … in the beginning of the planning and design 
phase, to know what it consumes. Thus, their theoretical values are right, it's 
usually a reconciliation with the actual values. […] Otherwise we do not 

know really where we end up. So the theory has to comply with the practice 
too. (Interview, IC-4)  

Other external consultants also assumed that energy calculations were done 
without having seen them or knowing more about them. One was convinced that the 
construction or building engineer was doing calculations and had a big influence. Some 
of the external consultants knew that the HVAC company did the calculations but saw 
it, in the same way as the project leader, as an estimation, to give an idea what the 
project would end up with. One external consultant explained that some kind of energy 
calculations had to be done and somehow they needed to be used as there were 
legislative demands (e.g., the BBR requirement) that needed to be reached and, as s/he 
said, this would be “maybe 90 kWh/m2 or whatever it is now” (Interview, EC-1). S/he 
was this vague in her/his explanation; further, s/he seemed not to know exactly what 
the current BBR requirement is, which is 80 not 90 kWh/m2. The external consultant 
concluded that the point of the energy calculations was basically just that it was 
interesting to see if the legislative demands could be met (BBR requirements).  

The external energy consultant explained that there are different ways of doing 
energy calculations. It is possible to just do calculations to see where it might be 
possible to end up, or another way is to actually have a specific goal to work with. S/he 
did not remember if Stångåstaden had an extra energy goal for the renovation as s/he 
had not been part of the project from the very beginning but took over from a colleague 



who did the actual calculations. I know from other interviews and the participant 
observations, however, that there was no specific goal for energy consumption 
reduction after the renovation. Thus, the energy calculations here must have been done 
just to see what result the renovation work might end up with, to do as much as possible 
(and then hope for the best). This way of looking at the energy calculations was also 
mentioned by one project leader. 

Many assumed that someone did measurements and calculations and that there 
was a specific goal that Stångåstaden was using and taking into consideration. Even 
though energy became more important for renovations, the habit of conducting the 
meetings as always persisted, and energy calculations that were supposedly done and 
used by someone did not find their way into longer discussions about energy in the 
meetings. The use of energy calculations had so far not become a habit during these 
meetings. 

 

Many energy measures exist but are often not implemented. My study of the 
planning and design phase concerns how and why energy measures are included or 
excluded. I studied the meeting practice of project groups in the planning and design 
phase for renovations of multi-family apartment dwellings in Linköping with 
Stångåstaden as purchaser, which situates my study in a certain time and place. At these 
meetings, different professionals come together and form the temporary coalition of the 
project group. Since they repeatedly participate in such meetings, in the same or similar 
constellations with Stångåstaden and with other purchasers, this meeting practice for 
the planning and design of renovations is repeatedly enacted. The different 
professionals bring their own set of work practices to the meetings, which bring in 
different opinions, knowledge and expertise on how to treat energy issues. I studied 
how the four elements making up the meeting practice (engagement and meaning, 
technology, and explicit rules as well as know-how and habit) influenced the middle 
professionals and their negotiations and decisions for building renovations, with a focus 
on their handling of energy measures and goals.  

The study of the meeting practice helped me to investigate the uptake of energy 
measures and understand why energy measures are promoted or rejected and why it 
takes time and effort to translate a goal into a practice. It turned out that I studied a 
meeting practice where energy did not yet play a big role. Examining such a meeting 
practice can lead to a better understanding of what hinders the uptake of energy 
measures, thereby making it possible to learn how the practice could be changed so that 
a more sustainable built environment can be achieved. This also sheds light on why the 
meeting practice is difficult to change regarding energy measures. A practice can persist 
due to practice memory and its structure. Even though there is a practice memory, this 



does not mean that there is no possibility for change.451 A practice is an assemblage of 
elements that, individually, can be seen as easy or straightforward, but taken together 
form a more complex issue, as shown in this chapter.452 

Engagement, meaning: The housing company aims to reduce energy consumption 
as much as possible with the renovation of the buildings. However, this should be done 
within economic limits. The general 25-25 energy goal was not properly communicated 
outwards and the housing company wrongly assumed that the external consultants knew 
about it and were working on it. The consultants came to the meetings and did what 
they usually did and what the purchaser asked of them. That the purchaser had asked 
for an energy focus was not communicated. The meaning stayed the same as usual. If 
the purchaser does not see energy as a high-priority issue and clearly introduce and 
communicate or even define extra goals for the buildings, they cannot expect the 
external consultants to do so. Innovations and new measures were regarded as 
something for others to use, so that they would be the ones to make the mistakes. Also, 
measures to reduce electricity played a minor role. 

Technology: Technology-related discussions played a central role and were often 
prioritised in the meetings and might be seen as one reason why discussions on other 
measures or solutions were disabled, as technology took so much space and time. Also, 
many interviewees saw technology as very influential, and some even saw it as the most 
influential thing. Many argued that technology took over the planning and design; the 
technological discussions took so much time that discussions on other measures, 
including energy measures, had to be kept short. Usually, the standard energy measures 
were installed based on a rule of thumb and they did not get time for extended 
discussions. 

Explicit rules: Regulations and standards were not discussed during the meetings. 
However, during the interviews it became apparent that they played a major role and 
that everyone implicitly knew about them and followed them. There was no goal 
defined for how much energy consumption should be reduced in each building. The 
goal was to reach the BBR requirement; however it was never really discussed at the 
meetings either. Also, reaching this BBR requirement might simply be the norm for all 
the middle professionals and something everyone knew implicitly, and therefore it was 
not even mentioned. Financial rules guided the planning and design as well. The middle 
could choose any energy measures with a pay-off time of less than six years. Even 
though economic restrictions come primarily from the top, where the final economic 
decisions are made, the actors in the project also took economic restrictions into 
consideration. 

Know-how and habit: The professionals in the middle used the same solutions 
over and over again, based on their aggregated knowledge about the building types and 
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also the standard energy measures. They had been in the industry for quite some time 
and knew the buildings and what worked for which type of building. Thus they were 
able to estimate how much energy they could save with each measure that they chose 
for a building. They seemed to rely on this type of knowledge a lot. Although energy 
calculations were done, it was not obvious from the meetings and the interviews that 
those calculations existed or how they were used. Thus, rule of thumb and tacit 
knowledge appeared to play a bigger role. Further, the calculations that were done were 
seen as truths. The calculations done by the researchers from the technical department 
of the university showed different results, which came as a surprise. For example, there 
were no discussions on viewing the building as an energy system and approaching the 
renovation in that way, which was done in the researchers’ calculations. Interestingly, 

many external consultants assumed, just as we had, that these measurements, reduction 
goals and energy calculations existed at the building level and that the housing company 
handled and took care of this information, and that is why the external consultant 
thought they did not have to worry about it. On the other hand, the housing company 
expected the external consultants to know about the 25-25 energy goal and also 
expected them to work actively with energy in the planning and design phase. Both 
parties had these ideal assumptions about each other and were not aware that none of it 
was taking place. Improved communication and information sharing would be needed 
in order to change the meeting practice and the way that energy measures were treated 
and goals were included. 

Were the studied projects energy renovations? The interviewed professionals and 
actors were certainly right: energy was more part of the projects, it was talked about 
more, there was a general energy goal, and an energy group had been formed. However, 
all this was not enough to change the practice of the meetings and the way energy was 
handled. 
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In this chapter I will expand the focus on the middle professionals by studying 

how the middle, top and bottom relate to and influence each other regarding the 
enabling or disabling of energy measures. I do this in order to capture the complex 
vertical and horizontal context of the planning and design phase of renovation processes 
and therefore include actors at all levels. I focus on the question of how the relations 
and influences of the middle with respect to other levels affect the enabling or disabling 
of energy measures. 

I discuss the role of the top and their influence downwards to the middle, and also 
the influence from the middle upwards to the top. Thereafter, I introduce the role of the 
bottom and what influence it has upwards to the middle, and the influence from the 
middle downwards to the bottom. I will also discuss the sideways influence of the 
middle, directed to other middle professionals.  

The sections in this chapter follow the arrows in my analytical model, as presented 
in chapter 2. These relations, connections and mutual influences affect the meeting 
practice of the project groups and their promotion or rejection of energy measures. My 
analysis diverges thus from the original intentions of the middle-out perspective. My 
main focus is on the middle and their outwards influence, but since I study of the 
adoption of energy measures in the planning and design phase of renovation projects, it 
is useful to include the interdependence between the top and the middle and also 
between the bottom and the middle. I thus have an extension of the middle-out 
perspective including the interdependences between the top and middle and the bottom 
and middle, and from the middle and sideways. 

 

The top is defined as the investment group of the housing company. The analysis 
is based on interviews with all the members of the investment group at the top of the 
company, but as already mentioned in the method chapter, section 3.3.3, I did not 
participate in their meetings since I found out about their role and importance too late. 

This section focuses on the relations between the top and the middle, as shown 
with the blue circle in figure 7.1. I start with the role of the top and their top-down 
influence on the middle and then continue with the upstream influence of the middle to 
the top. 



 

The investment group at the top takes the financial decisions concerning what 
(energy) measures to implement in the planning and design phase,453 and therefore I 
will look more closely into their reasoning about such issues. Economic reasons are 
usually brought to the fore when energy measures are rejected. My study shows that 
some energy measures were disabled by the top due to their power over the budget 
decisions, but it also reveals that the top might enable such measures. Also, the 
professionals in the middle used arguments referring to economic restrictions, but the 
final decision power lay within the investment group, which did investment analyses 
and thereby considered the suggestions from the project group. 

In the beginning of the planning and design phase of each specific renovation 
project, a first draft of suggested (energy) measures was produced and presented by the 
project leader to the investment group. As a next step, the investment group took an 
orientation decision for the project. It is the task of the investment group to evaluate 
and decide whether the suggested measures and ideas are reasonable to implement from 
a financial standpoint. Thereafter, the project group does its work laying the ground for 
the tender documents within the economic frames set by the top. The whole planning 
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and design phase runs more smoothly because of this early orientation decision since it 
frames the furthering of the work. Usually it means that not too much will have to be 
changed when the tender document is finalised and the final investment decision is to 
be taken. However, suggested measures from the project group might iterate between 
the project group and the investment group several times before the orientation decision 
is taken. In the three projects in my study I could observe that the orientation decision 
had a great influence and that it delayed and changed the projects. In the end, the final 
investment decision is taken by the investment group concerning what should and 
should not be included in the tender document. One of the top actors of the investment 
group explained the role of the investment group the following way: 

It's one of those overall tasks. For me it is very important to ensure that those 
projects we do are somehow long-term financially sustainable. And for me, 
I have the final responsibility towards the board of directors to ensure that 
the projects will also be financially responsible, that we do not ruin the 
economy. And there we must have a holistic approach to the projects. You 
cannot just take out a single issue. (Interview, IG-3) 

Due to the task of the group, the participants in the investment group have a rather 
strong financial perspective. 

Those of us in the investment group, we are not technicians, but many of us 
have a technical background […] foremost, we are supposed to count the 

money and see that it harmonises the technical solution and the money we 
spend. (Interview, IG-1) 

The interviews show that the general opinion was that financial aspects had 
recently become more emphasised for renovation projects. It was said that one reason 
for this increased emphasis on the economic and financial aspects was due to the 
increased need for more building renovations in the coming years. This will lead to 
enormous costs, which must be handled and considered carefully.  

Divided perspectives could be observed concerning the decision making for the 
implementation of energy measures with, on one side, the middle and, on the other side, 
the top, both discussing the renovation project from different premises. The perspective 
of the professionals in the project groups was to focus on what kind of measures to 
adopt in order to achieve a functional building, including decreased energy 
consumption after the renovation. The investment group’s perspective was merely to 

consider the financial aspects of a renovation project. They had no deeper knowledge 
of the argumentations that took place in the meetings of the project groups, where pros 
and cons of different kinds of measures were discussed, nor about why certain measures 
were suggested for implementation. 

Additionally, the investment group had a slightly different way to discuss what 



measures are possible to implement compared to the project groups. As one member of 
the investment group explained, it is not wise to simply implement certain bigger 
measures with the argument that a renovation is going on. If building components are 
not too old and broken, for instance, windows, they should not be changed just because 
the customer is inconvenienced anyway. Then it is better to inconvenience the costumer 
again in the future. 

Then you often think habitually, yes, but it's good to do it while we're here 
anyway … we will replace the windows while we are in the house anyway, 
and the customer is disturbed for that reason. Wrong, I say. Wrong. It is good 
[…] if the windows must be replaced within three years, but if they will last 

thirteen more years, then it is wrong. Then no private house owners, where 
the money comes from their own pocket, would take that decision. Then they 
would rather disturb the customer again after thirteen years. […] So that is 

a bit of my role – to praise as well as criticise and look at the investment 
analysis. (Interview, IG-1) 

The pay-off time for energy measures was a recurrent topic in the discussions. As 
mentioned before, there is a general rule within the municipal housing company that if 
the pay-off time is less than six years, any measure can be directly implemented without 
consulting the investment group. However, it turns out that the way that pay-off times 
for energy measures are actually calculated in the housing company is a mere construct 
and is also still under development and not yet clearly defined. In an interview, a 
representative of the investment group reflected and concluded that it was still unclear 
how best to calculate the pay-off for energy measures. The interviewee said that the 
formula to calculate pay-off times is rather pessimistic in comparison to other housing 
companies. As a result, it happens that energy measures are easily rejected. Then, 
questions arise as to why this kind of formula is used and why more information is not 
collected in order to figure out how to calculate the pay-off times of energy measures 
in a more structured way. 

We say that they can implement energy measures if the straight pay-off is a 
maximum of six years, then they can select what they want and no investment 
decision is needed. But it is difficult with the replacement of windows [or the] 
insulation of a façade. And then we have also seen that, in comparison with 
other companies, they get a better pay-off than we do. Then we came to the 
conclusion that they probably only look at the additional cost of inserting a 
third pane of glass for the window. Then they maybe do not count the entire 
replacement of the window but only the additional cost for the third pane of 
glass. Then they get a different pay-off, so we check that out. We feel that we 
are counting too pessimistically. (Interview, IG-2) 



However, one investment group member said, in relation to energy measures and 
pay-off, that it is necessary to compare all the investments with alternative costs. 

Then there is the energy question when you renovate, so you cannot do things 
where you have 100 years’ pay-off time. Then it is better to do things and 
decide on another energy measure with only ten years’ pay-off time. In 
general, I think that it is wrong to take one building at a time and do 
everything to make it new. You get less environmental effect that way. It is 
better to try to use the money in the best way. (Interview, IG-3) 

 

I will describe in detail a situation where the top and the middle came into conflict 
over replacing a heating system in one of the buildings and how the middle exerted 
influence upwards to the top. Even if replacing this heating system would save a great 
deal of energy, energy efficiency or reduction would be only a side-effect in this 
situation. Instead, the discussion primarily concerned technical and economic aspects. 
Consequently, even though the discussion was not primarily about energy, and it was 
not the main argument, it is still a good example to exemplify the upstream influence 
of the middle to the top. 

Before the analysis of the negotiation and discussions leading to the upstream 
influence from the middle to the top, I will situate the example from this RP. In general, 
the project leader is the link between the top and the middle. In this particular project, 
however, there was an extra link between the project and investment group: the real 
estate development manager participated in the project group meetings and also held an 
advisory position in the investment group. This position gave her/him opportunities to 
bring the discussions of the project group into the investment group. The investment 
group usually bases its decisions on the presentation made by the project leaders, who 
thereby influence what measures will be adopted by putting forward arguments for the 
suggested measures and ideas. Sometimes the suggestions are returned to the project 
group for further investigation. 

Yes, I will show what problems there are based on inventory […] and then 

suggest what we should do about it. And sometimes they say no, we do not 
want you to do that, we will do this instead. Or they think you should 
investigate another option. Then I will have to come back one more time. 
Then they take an orientation decision on what I will be working with. And 
then I prepare a package of measures and then I go back to get an investment 
decision from the company. I cannot do anything without getting a “good to 

go” from the company. (Interview, IC-4) 



In the discussions during the specific meetings of this RP, the middle professionals 
concluded that it was time to replace the heating system in the building since it was 
already over 50 years old. The life-span was considered by most participants to be 
around 30 years, and when a big renovation is to be done it is a good opportunity to also 
replace the heating system. 

The extra cost for the replacement of the heating system were not regarded as too 
high by the middle professionals in relation to the total costs of the renovation. The 
replacement cost was estimated at 22 000€. In total, the renovation project was 

estimated to cost approximately 1 200 000€, thus the replacement of the heating system, 

according to the project group, would not be a large part in relation to the total, but it 
was still seen as substantial by the investment group. Additionally, they argued, if 
leakage should appear in the building after the major renovation, another big renovation 
would have to be done which would lead to rather high costs. The suggestions for the 
renovation as a whole, including the renewal of the heating system, were presented to 
the investment group for it to take the orientation decision. The investment group 
thought replacing the heating system was an unnecessary extra cost. In order to save 
money, they initially decided against its replacement.  

After the investment group’s orientation decision, many middle professionals, 

both internal and external, disagreed with the outcome regarding the heating system, 
and some even tried to actively influence this decision. In the end, the investment group 
was convinced, the members changed their minds, and the heating system was replaced. 
With this final decision from the top, energy efficiency was indirectly enabled by 
actions taken by professionals in the middle, even though the argumentation in this 
example was based on technical and economic reasons. 

This example, which reveals a disagreement between the project group (middle) 
and the investment group (top), shows that the middle may exert influence upwards. I 
will describe in depth what happened during the negotiations and discussion between 
the middle and top regarding the heating system and how it was decided to replace it 
after all.  

It was clear from the inspection of the building to be renovated and discussions 
that took place in the project group that the heating system ought to be replaced 

The project group members were quite upset when the first orientation decision 
not to replace the heating system was made. They considered the heating system too 
old and the only argumentation for keeping it was to keep expenses down. They 
concluded that the long-term effects of not replacing it had been overlooked. One 
external consultant reacted as follows: 

But now we will do a complete renovation. And then I asked the question, the 
heating system, what should we do with it? It's forty, fifty years old. Should 
we replace it or should we keep it? We should change it, the project leader 
said. It costs money, but there is no discussion about it, s/he said. We replace 



it. […] Everyone [thought that] except those who sit and decide. Yes, I think 

that they do not understand what they are doing. They do not know the 
consequences of the decisions they take. They just look at the money, the 
finances. And not the implications of that. (Interview, EC-6) 

Also, within the housing company several internal employees in the project group 
were rather critical towards the decision not to replace the heating system. They argued 
that it was the short-term money considerations that were determining whether the 
heating system should be replaced but that in the long run it would not be economically 
advantageous to keep it. As two of the internal employees said: 

Yes, what I did not like is that we were not allowed to replace the heating 
system. It was a shame; I think they do not understand that it will not be 
beneficial. It will be nearly as expensive anyway, and it will complicate the 
process and the building will retain the old pipes. […] No, then I say, that's 

what I think, it will probably be even more expensive. No, to me it was a 
wrong decision. (Interview, IC-7) 

Because it is, if you start to work on it, there is a risk that it may leak 
elsewhere. No, it is a decision on a different level, where it is the money that 
decides. (Interview, IC-9) 

One external consultant thought it was an unacceptable decision by the investment 
group. S/he continued having discussions about it with the project leader and even 
called up one member of the investment group who s/he knew from before to talk about 
the orientation decision and to ask for reconsideration. The investment group member 
s/he called, however, did not want to have this discussion with the external consultant 
and referred the consultant back to the project leader. The external consultant’s phone 

call was initially received negatively by the investment group member. For the external 
consultant it was a matter of professional honour as s/he was concerned about her/his 
reputation in the construction industry because it might fall back on her/him if problems 
occurred and people might start wondering why this consultant did not replace it. 

Yes, I do not want to take the blame when everything is finished and it starts 
to leak and everyone in town is talking about it. The industry is not so big … 

what kind of consultant is s/he? Ah, yes it is [name of the consultant] at 
[name of consultant firm] and s/he did not say anything. (Interview, EC-6) 

The investment group member that s/he called explained her/his reluctance to 
allow the heating system replacement. The member said it was her/him who promoted 
the decision not to exchange the heating system as it would be wasted money and “if 

you or I owned the building we would not replace it since the costs are too high” 

(Interview, IG-1). Furthermore, the member believed that no privately owned housing 



companies would replace a heating system in the same situation. According to this 
member, there is no reason to exchange a system if it is not entirely broken. 

Why should we replace the heating system? It is wasted money, no one does 
that. If you were the house owner you would never have replaced the heating 
system and neither would I. So why should we do it? Because we called 
Stångåstaden, why …? No other privately owned company in town replaces 
the heating systems. Answer that! (Interview, IG-1) 

The deeply engaged external consultant also tried to put the investment in another 
perspective by reflecting upon the investment costs and seeing it as more costly to not 
exchange the heating system. The costs for exchanging it were not that high in relation 
to the total costs, according to the external consultant. 

You're sitting in the investment group, I said, you are in charge of the money 
and I just want to point out that this is sheer madness and … because I did a 

calculation with the replacement of the heating system. It cost around eight 
hundred thousand (SEK). It costs five hundred eighty thousand if you keep 
the heating system and take the necessary measures in the existing system. 
So we are talking then about two hundred twenty thousand, that's peanuts in 
this context. And you get a new system. Then I talked with the project leader 
again, and then [s/he] said, now it is like this and I have pointed it out to 
them several times. And now we will see what happens. (Interview, EC-6) 

One member with an advisory role in the investment group also participated in 
some of the meetings of the project group. S/he did not agree with the investment 
group’s decision to keep the heating system either. 

[…] we have to make some changes in this system and now the pipes are all 

embedded in the vaults and it is a very bad combination and everyone around 
says that – but the investment group says we should not replace it. So I feel 
like if the investment group sticks with their decision, then I want to have it 
written down that we have recommended it. [We should] say the foot soldiers 
(in Swedish: fotfolk), or those who work with it, recommended that we should 
replace it, because I think we will have problems with it rather soon. 
(Interview, IC-2) 

Further, this advisory member saw problems in relation to the fact that the 
investment group was not aware of all important arguments behind the suggestions for 
the renovation as they were neither part of the inspections and discussions of the project 
group’s meetings nor were they informed about details in the discussions at those 

meetings.  



[…] we do a fairly thorough investigation, we have consultants, we think for 

ourselves internally, we have experts in-house, and the whole thing, and this 
is ongoing for quite some time, we think about it a lot and consider it from 
many angles, what do we have to do and what do we not have to do. And then 
you will come to a result, you will go up to the investment group, who has 
not been part of the process and they say, no, but this is not possible. That is 
just crazy; we can’t just leave it. And then we try anyway to say, but we have 

discussed this, but ok we will go back again one more time. […] But to 

rebuild the house for several millions while there is a heat pipe which might 
break, then you drown half the house, it is totally insane. (Interview, IC-2) 

The investment group member who was against replacing the heating system 
regarded this issue as a good ground for lots of discussion. S/he emphasised not liking 
the argument for replacement that said “if we are there anyway, we can just as well do 

it”, and s/he maintained that no private owner or private housing company would do it 
either. S/he had the opinion that it is usually unnecessary to replace a heating system as 
it may last more than 100 years.  

The heating system, which is a great thing to discuss – why should we replace 
the heating system? They say yes, it is embedded pipes […] because there is 
a great risk that there will be damage. Oh, if it is so poor, we say, then we do 
it […] It's just a pure cost, it is a cost that is taken from year one, that is no 

investment, it is taken at the result. So then we give in, but we - such a thing 
is really a good question or great thing to discuss […] normally, you do not 
replace it, it lasts one hundred years. (Interview, IG-1) 

After many discussions and some months of delay it was decided to replace the 
heating system. This did not result in any loss of prestige for the investment group.  

It is with energy and everything, sometimes you might have to step back. I 
mean, we saved some old heating systems in houses even though everyone 
knows it is not good to have those pipes left after forty years when we are 
renovating, so thirty, forty years additionally. But, there is no money, so, well 
the heating system we can take a chance on. It looks good and it looks fresh 
and, well it's a bit like that. But sometimes you have to step back. (Interview 
IG-4) 

As with the matter of the heating system, the LED lamp case, presented in section 
6.2.1 also shows an upstream influence. There was discussion and disagreement 
between two professionals over whether to install the fairly new LED technology; 
however, one of them took the case to the top, the real estate development manager, 
who had an advisory role in the investment group and argued for it successfully. 



In my study, the bottom is defined as the tenants and the Swedish Union of 
Tenants. When it comes to the bottom, the analysis is mainly based on observations 
made at five of the six tenant meetings, telephone interviews with tenants and one 
interview with a representative from the Swedish Union of Tenants. But the interview 
with the rent negotiator played a role here, too, and, additionally, the interviews with 
the other middle actors who were involved with the tenants helped me better understand 
the role of the tenants and the Swedish Union of Tenants. 

In this section I focus on the relations between the bottom and middle, as shown 
with the blue circle in figure 7.2. I investigate the role of the bottom as well as their 
influence from the bottom upwards to the middle. This is followed by an analysis of the 
rent negotiations between the bottom and middle where a downstream and upstream 
influence take place. Then I analyse the downstream influence of the middle to the 
bottom. 

 

 



I start by describing the structure and content of the tenant meetings, then the 
influence the Swedish Union of Tenants has as well as the influence and role of the 
tenants. 

In order to understand the situation and role of the bottom, I investigate the 
information flow between the housing company and the tenants when a renovation is to 
take place. Therefore, I elaborate on questions concerning the role of information, 
whether the tenants know about the 25-25 energy goal; if they are interested in energy 
in general and the implementation of energy measures; what the tenants wonder about; 
what they usually want to influence in renovations and, finally, what issues they can 
influence. I will also look into the upstream influence of the bottom to the middle and 
how energy measures are affected. 

 

For each renovation project the housing company arranges two tenant meetings at 
which the project leader, the area manager, the renovation coordinator, the rent 
negotiator and usually also the Swedish Union of Tenants take part. The meetings are 
to inform the tenants about the renovation and prepare them for what to expect. The 
housing company said that they also listen to the tenants to find out what they think 
regarding the renovation. The company employees emphasised that it is important to 
have good communication with their tenants in situations like this, so that the tenants 
feel that they are listened to. The rent negotiator said that the tenants play a central role 
and it is important to present what the renovation means at the tenant meetings, what 
will happen in their apartments and how the Swedish Union of Tenants is involved. 

The tenant meetings for RP2 and RP3 took place in a common room of the housing 
company near the buildings to be renovated. For RP1, the first meeting took place in a 
common room in a hotel close to the building that was to be renovated, and the second 
was held at the housing company’s headquarters, in the nice hotel breakfast area. 
According to the company, tenants’ participation was especially low in RP2. This could 
be because the neighbouring buildings had recently been renovated and the tenants 
already knew what to expect. There was medium participation for the second meeting 
of RP3454 and the first meeting for RP1. At the second tenant meeting for RP1, every 
tenant who stayed after the renovation participated. 

The aim of the first tenant meeting is mainly to inform tenants that the housing 
company plans to renovate and explain why the renovation is important. The renovation 
project is described and then the issues concerning rent are presented. At this meeting 
the tenants are acquainted with the renovation and get used to the idea that there will be 
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a major renovation coming up. The tenants are informed that they will later be required 
to sign a tenant agreement and thereby give their approval for the renovation.455 At the 
first tenant meeting, the tenants also get to fill in a short survey where they have a 
chance to express their wishes regarding the upcoming renovation. The tenants might 
also be aware of specific problems in the apartments that no one else knows about. For 
instance, they are the ones who know if there are windows that do not open properly, if 
kitchen counters are too short or too low to be functional or if the wardrobes are not 
properly constructed; these are the types of issues that come up in the survey responses. 
Thereby, the tenants to some degree provide a problem inventory of the apartments. 
They can affect the cosmetics of their apartments to some extent, but nothing major. 

Well, it is different. In fact, they cannot affect very much. The main pipes 
(Swedish: stammarna) we have to do, […] we have to do the bathroom and 
kitchen. So…. That is how it is. […] But then they can affect the very small 
things, I think that may be important anyway, and they can surely come up 
and say that, yes, our balcony rails are really bad, can you fix that too. At 
[name of a different RP] we had a lot of comments about the windows 
because they were in such bad shape, which was not at all included in the 
planning and design at the beginning. But we included them. They also had 
comments on the electrical outlets, which were really bad. So those we 
exchanged too, grounded electrical outlets, because they wanted that. So we 
try to listen. Sometimes, you hear almost nothing from the tenants and 
sometimes it is a lot. (Interview IC-3) 

At the second tenant meeting, the comments collected from the first meeting and 
the survey, as well as the final measures to be implemented in the renovation, are 
presented. Then the rent increase is discussed and explained. It is also again emphasised 
that the tenants need to sign the rental agreement. If the tenants want to, they can sign 
it right at the meeting, which apparently many do, according to the Swedish Union of 
Tenants. 

Hence, the tenants’ opinions and knowledge about the apartments and building go 

into the planning and design phase of the renovation (information based on answers to 
the survey distributed at the first tenant meeting), but more of the tenants’ knowledge 

could be used. It is notable that relatively few tenants attended some of the meetings 
(RP3 and especially RP2), and thus less tenant input was received for those projects. 
Also, in the meetings for two of the three renovation projects, RP3 and especially RP2, 
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not many tenants attended the meetings arranged for them and thus not as much input 
from the tenants was given as it could have been 

 

I am interested in whether the tenants think they get enough information about the 
renovation, if they get any information about the 25-25 energy goal, and what they think 
they can influence as regards the renovation in general and about the implementation 
of energy measures in particular. Overall, many of the tenants had a positive attitude 
towards the renovation since, in their view, the buildings are in such bad condition. 

 

Tenants who participated at the tenant meetings appreciated them as a forum in 
which to receive useful information. All tenants were asked what, in general, they 
thought about the information they received regarding the renovations, and they 
expressed ambivalence. Some thought that the information they received was good 
whereas others saw it as quite inadequate. Also, after the renovation took place, some 
thought the whole renovation project had gone smoothly and that they had been kept 
well informed, while others saw problems the whole way through. Many tenants said 
they were informed differently by the project leaders and the construction company that 
took over for the actual reconstruction. When the construction commenced, the 
information flow decreased, which was criticised by many. Also, during the 
reconstruction work, time plans were not kept, unannounced power cuts occurred, and 
for one RP, the storage space in the apartments changed after the renovation without 
any information about that beforehand.  

The company’s rent negotiator thought that the tenants were not given enough 
information by the housing company for the renovation. 

Yes, you cannot provide enough information. If I am honest, I do not think 
we do that. And I think … I will be critical that we can get better at it. I think 

so. Because between the project meetings … or tenant meetings one and two, 

there is sometimes quite a long period because the company cannot decide 
what to do. No, but honestly, it can actually be like that, and then I think it is 
not right of us not to go out and say that yes, right now we are here [in this 
stage] [or] actually tell them that nothing has happened [clarification: It 
would be better to always inform the tenants what is going on at the moment]. 
(Interview, IC-3) 

Although tenants had diverging opinions about the information given by the 
company, and even the rent negotiator said more information should be provided, the 



Swedish Union of Tenants thought that the information the tenants received had 
improved a lot. 

 

It was also interesting to investigate whether the tenants knew about the 
company’s 25-25 energy goal since the housing company emphasises its importance so 
much. Almost all of the tenants said that they knew that Stångåstaden was working to 
reduce their energy consumption in one way or another, but not that the housing 
company had set this 25-25 energy goal. Only a few said that they had heard of it 
somewhere, however, they said that this was not something they thought about. One 
tenant said the goal was not surprising as every company has such a goal today. One 
other tenant said that s/he would appreciate more information on the 25-25 energy goal 
and energy measures in general and what measures the company planned to implement 
in order to achieve this goal. 

 

An important issue concerning renovations is whether the tenants can and want to 
influence a renovation project. My conclusion, based on the tenant and planning and 
design meetings, the interviews with the Swedish Union of Tenants and the rent 
negotiator is that the tenants have little influence on the renovations. However, in the 
phone interviews the tenants answered quite differently, as some thought they had the 
opportunity to influence the renovations while others thought they had no influence at 
all. Regarding influence, a quite common answer was that it is only possible to influence 
to some degree; for instance, tenants can influence certain aspects of the renovation, 
especially if they are willing to pay for things themselves, but they cannot influence 
things when the landlord would have to pay. In general, it is possible for tenants to 
influence the cosmetics of the apartment but no big measures. Many tenants also wished 
to influence only the cosmetics of the apartment, like what colours or wallpapers were 
used, and what kind of floor they would have. Some of the tenants, however, wanted to 
have better windows because there were issues with draughts in the apartments, and 
they wanted new and better radiators. Better insulation was also mentioned, however, 
not for energy efficiency reasons but for soundproofing, as the apartments were quite 
noisy. Another issue mentioned was getting more energy efficient household 
appliances, since the existing ones were old and consumed enormous amounts of 
electricity, which the tenants paid for themselves. Here the argumentation for certain 
energy measures, such as better windows, more insulation and energy efficient 
appliances, were motivated by economic reasons (to save money) and issues related to 
comfort. The company’s area manager was, in this context, held up as a positive person 



who functioned as a link with whom they could discuss ideas and problems. This was 
often seen as a way to get wishes and problems heard. Also in that regard, some argued 
that in order to influence the renovation project it would take lots of engagement and 
time and then in the end it might not even work and would thus only be time wasted. 
Thus, it was probably seen as not worth the effort. Some tenants did not have any wish 
to influence the renovation, or they simply did not try to do so.  

One person had suggested using automatic light switches or motion-controlled 
lightning in the common areas of the building, such as the entrance and staircase. This 
tenant suggested that doing so could possibly influence the total energy consumption. 
The suggestion was not applied, however, and the tenant was frustrated that her/his 
energy saving measure was not taken into consideration. Another tenant said it is not 
possible to influence a company because they only want to make money. I had observed 
during the tenant meetings that the tenants did not ask any energy-related questions. 
This observation was confirmed by the Swedish Union of Tenants. Interestingly, most 
of the tenants said in the interviews that they were positive towards energy measures, 
even if they resulted in an increased rent. Some said that as long as the rent increase can 
be justified and the increase is not shockingly high, it could be accepted. A few 
mentioned that it is good to care for the environment. A number of tenants thought that 
everyone has to contribute to more energy efficiency. There were also tenants who 
would accept an increase in rent as long as it resulted in a reduced electricity bill. 
However, some tenants were less positive towards (more) energy measures mainly in 
relation to the issue of a possible rent increase. Many tenants argued that these energy 
measures are normal maintenance and should not affect the rents. Others said that they 
did not want to have a higher rent and some felt that the rent was high enough already. 
One opinion from a tenant who did not want to pay a higher rent was that the housing 
company implements all those things only to be able to raise the rent. Another argument 
was that it is instead better to educate the tenants and make them reduce their use of 
resources. 

 

Some tenants felt that, as a tenant, you are more or less powerless when a 
renovation takes place. The housing company has made plans about what to change and 
how to renovate, and they decide on what will increase the standard after the renovation, 
which influences the rent. To do a renovation, the company must have the tenants 
approve and sign an agreement. But even if a tenant says no and does not give the 
approval, the Regional Rent Tribunal will most likely agree with the landlord. Thus, the 
tenants have little power. It may be another reason why many people sign the tenant 
agreement at the meetings directly, because they understand that it is very unlikely that 
they can actually stop the renovation, even if there are things they do not like.  



The tenants and their knowledge about the buildings could be used much more to 
enable not only energy efficiency but also a better-functioning building that works for 
the tenants. Thus, workshop meetings, where tenants are actively engaged and included, 
could be held instead of just simple information meetings. Such workshops could focus 
on various kinds of tenant-related issues, including energy issues, which many said they 
were positive about, and could thereby serve as a method to include tenants in the 
development of the building they live in. 

 

During the planning and design phase of a renovation, the Swedish Union of 
Tenants is an important external player representing the tenants. In my analytical model, 
it is located at the bottom. The Swedish Union of Tenants works for and with the tenants 
regarding the rent negotiations, and it also represents individual members if there are 
problems concerning housing. There are also questions about the tenants’ influence, 

where the union helps the tenants see how they may affect their own living environment, 
and it organises activities for the tenants. The Swedish Union of Tenants represents 
everyone who has a negotiation clause in their contract, which is practically 
everyone.456 Such a clause should always be in the contract when it is signed, and if the 
clause is removed, then the tenants have to negotiate for themselves. Around 50% of 
tenants are active members in the Swedish Union of Tenants. 

Speaking to them in their role as representatives for the tenants, I asked, among 
other things, how effectively information about a renovation is communicated to the 
tenants, whether they think the tenants know about the 25-25 energy goal, and what 
tenants are interested in and what they want to influence and about the implementation 
of energy measures and the tenants’ opinion. 

 

Regarding renovations, the Swedish Union of Tenants has indicated that the 
information flow to the tenants has become much better in recent years. They said that 
a few years ago there were many more complaints and questions and more confusion at 
the tenant meetings than is the case today. Now, the tenant meetings in the planning and 
design phase go quite smoothly and the tenants are provided with a lot of good 
information from the housing company. Also, according to the Swedish Union of 
Tenants, the housing company usually applies the same measures all the time and thus 
they have learned what kind of information is needed. This shows also that the standard 

                                            
456 Any organization other than a Swedish Union of Tenants could do this work as they have no monopoly on this. 



package of energy measures installed by the housing company for renovations is based 
on their aggregated knowledge and habits. 

I feel that this has become better and better over the time that I've worked 
here, as they have worked on several, more and more projects in the same 
way, thus they use about the same measures and then you realise what kind 
of questions arise at those meetings […] And so that these meetings, I feel 

that in the beginning, when I started working here, then there were a lot of 
discussions and comments and in some cases tenants were quite upset and 
questioned many things. This has been reduced and I think that is because 
the information is better now. (Interview, SUT-1) 

Many tenants usually sign the tenant agreement on the spot at the second tenant 
meeting, and this is probably a result of the improved information, according to the 
Swedish Union of Tenants. 

I think it is also apparent at the second meeting, when it's clear what actions 
will be taken and what measures will be implemented. It becomes clear what 
the new rent for the apartments will be and you bring all the materials and 
hand them out because the tenants are supposed to accept the standard 
increasing measures. A fairly large percentage of those who attend the 
meeting sign it directly on the spot. There has been so much information 
before, so they know. I do not need to go home and think much more about 
it, I’ll sign it, so I guess it is one reason that I can see that the information is 

good. (Interview, SUT-1) 

 

The Swedish Union of Tenants also spoke about the tenants’ knowledge about the 

25-25 energy goal and was rather convinced that most tenants do not know about it. 
Maybe it was mentioned in the housing company’s newspaper, but as long as there is 

no obvious gain for the tenants, people are probably not interested in it. This was also 
confirmed from the phone interviews with the tenants.  

But for many people it's also about what's in it for me. Why … why is it good 

for me to do this? Yes, you can reduce your housing cost by a hundred per 
month, yes, then maybe it will be interesting. (Interview, SUT-1) 

 



According to the representative of the Swedish Union of Tenants, the tenants’ 

questions concerning an upcoming renovation mainly concern what things will cost, 
practical details about the evacuation of the building, where to move and what to do 
with the furniture during the renovation, who will take care of the clean-up and so on. 
Such questions were also asked during the tenant meetings I attended. Energy questions 
are usually not mentioned or raised according to the Swedish Union of Tenants, and I 
also observed that at the tenant meetings. 

The tenants can exert some influence on the renovation project, and a possible tool 
they can use to do so is the survey they fill in at the first tenant meeting. The 
representative of the Swedish Union of Tenants thinks, however, that usually no major 
adjustments are made in the project based on the tenants’ survey. Planned measures are 

not taken away, but small changes in the kitchen layout could be adopted if the tenants 
are saying it is not working at all as it is right now. In that regard, the interviewee from 
the Swedish Union of Tenants raised an interesting point, namely, how much should 
the housing company actually listen to the current tenants and how much should they 
focus on the future tenants. 

Well, Stångåstaden has to consider how much they should listen to those who 
live there today and how much they should think about how the buildings will 
work for another forty, fifty years from now. There will be other tenants and 
they will have their wishes … so the building has to function properly. I think 

it's probably more at the level of changing some details of the design but not 
giving people the opportunity to, for example, exchange measures or to add 
big things either. (Interview, SUT-1) 

The Swedish Union of Tenants did not actually participate in any of the tenant 
meetings of any of the projects I followed, and the internal rent negotiator apologised 
for their absence. S/he emphasised, however, that they care and are usually present and 
that it was a pity they did not attend, as their attendance gives confirmation and 
credibility to what the housing company is presenting. 

 

Especially for RP2, the researchers discussed with some internal employees the 
possibility of installing IMB (individual metering and billing). Such technology would 
make the tenant pay for water and maybe even heating according to their own 
consumption, just as they do with electricity. However, the Swedish Union of Tenants 
in Linköping is rather sceptical about IMB and currently opposes it because there is a 
risk that the tenants will need to pay extra for the installed measurement equipment. 
This resistance has so far prevented the implementation of IMB in Linköping. 



The Swedish Union of Tenants influences the planning and design of the 
renovation projects and the adoption of different (energy) measures, mainly in relation 
to rent questions, and it can possibly disable different kinds of (energy) measures if it 
argues that the rents are affected too much. I will describe the rent negotiations in more 
detail later. In the next section I will focus on the rent negotiations as an upstream and 
downstream influence struggle. 

 

The Swedish Union of Tenants is always kept up to date on what is happening at 
the housing company and, for example, which buildings are next up for renovation. The 
negotiations for a new renovation project usually start with a meeting where the 
Swedish Union of Tenants is invited to the housing company. Often the Swedish Union 
of Tenants does not know what the apartments look like, therefore they do a site visit, 
so everyone involved has a picture of the situation and a good idea of how everything 
looks. Without this detailed knowledge it is difficult to have a discussion and negotiate 
the rents. At the negotiation meeting with the Swedish Union of Tenants, the project 
leader presents the project, including all the plans and ideas and why they have to take 
certain measures. The rent negotiator has a prepared list of measures s/he thinks will 
increase the standard in the apartment as well as a comparison to other similar 
apartments in the same area and their rents in order to compare rent levels. Then a new 
rent level is suggested. The Swedish Union of Tenants receives all the information and 
comes back later to the housing company with a counter-offer, as usually the suggested 
rents are considered too high. Then the new rents are negotiated. It usually takes two to 
three meetings and ends with a phone call. But it can be much more troublesome and 
take several meetings. 

The Swedish Union of Tenants plays a major role in the rent negotiation and 
influences the new rents after the renovation. According to the interviewee with the 
Swedish Union of Tenants, Stångåstaden is in such a strong financial position that they 
do not need to maintain the current rent levels. The profits do not have to be that high, 
even if the prices increase for the next year. The prices of heating, salaries and other 
things, go up, but the money coming in is already sufficient to pay all the company’s 

bills, about eighty to a hundred million each year. The Swedish Union of Tenants sees 
no incentive to continue that way, arguing that, if you put the whole puzzle together 
with low borrowing costs, no vacancies, low tariffs, high rents and a strong financial 
position, there is no need for higher rents.  

The rent negotiator is internally employed by the housing company and in charge 
of rent negotiations and is part of the middle professionals of the housing company. 
S/he usually participates at least in the first few meetings of the planning and design 
phase, the meetings that are directly relevant for her/his work in order to get a picture 



of the renovation project to understand what is happening and to get an idea of how it 
might affect the rents. In my study, the rent negotiator was present at the beginning of 
RP1 and RP2, but not RP3. The work of the rent negotiator is crucial for the whole 
planning and design phase of a renovation because of the negotiator’s central role at the 

tenant meetings and because the rent negotiations taking place could influence the 
adoption or rejection of energy measures in the project groups.  

The rent negotiator suggests a new rent level after renovations and is in charge of 
negotiating changes in rents and also of doing annual rent negotiations with the Swedish 
Union of Tenants. Rents need to be negotiated for renovations and for new 
constructions, and also when an apartment is fixed up after sustaining water damage, 
for instance; if the standard of the apartment is improved, the rent is adjusted. As regards 
renovations, the rent negotiator negotiates with the Swedish Union of Tenants about the 
measures that will increase the standard, as those will have a direct influence on the 
rent. For example, a new window is seen as standard increasing if it is also 
soundproofing and decreases the noise pollution in the apartment. Reduced energy 
consumption from the new window is not seen as a standard-increasing measure. Also, 
rents need to be adopted for each tenant individually if they, for example, have a space 
in the parking lot or garage, or if they have a storage area, but those have nothing to do 
with the Swedish Union of Tenants. 

In the rent negotiations, it might be decided not to implement energy measures in 
order to keep the rents down. But the Swedish Union of Tenants explained that, 
regarding energy measures and rent, it gets a bit difficult. So far, it has not yet been 
easy to deal with energy measures with regard to how these factors will or should affect 
rent levels. There is no clear way of dealing with most energy measures yet; only a few 
are somewhat clear to this point. A window exchange, for instance, leads to better 
thermal comfort, eliminates draughts and might improve soundproofing. Also, new 
ventilation can lead to better air quality inside the apartment. The measures are valuable 
for these reasons, however, their value comes from the “side-effects” of, for instance, 

increased living comfort. Increased energy efficiency in itself is thus not regarded as 
valuable or justifiable. It has to be learned in the future how to set rents in relation to 
energy measures as it still seems to be a little bit of a struggle. 

The Swedish Union of Tenants and the rent negotiator both work on setting rents 
for the tenants, but of course they bring different perspectives. The goal of the Swedish 
Union of Tenants is to keep the rents as low as possible and they want, and need, facts 
and arguments that they can use to clarify the results of the negotiations when facing 
their members. On the other hand, the rent negotiator thinks the housing company also 
needs arguments when the tenants complain about the raised rents. In the opinion of the 
rent negotiator, the company cannot just raise the rents and expect the Swedish Union 
of Tenants to agree to it; thus they must have well-grounded arguments to justify any 
raise. 

 



In general, approximately half of the tenants of a building move to a new place 
after a renovation and do not move back. They do so for different reasons, for example, 
they wanted to move anyway, they do not want to move many times, or the rents are 
too high after the renovation. Their decision is influenced by the fact that a renovation 
is taking place. 

The middle professionals exert influence on the tenants’ living situation, for 

example, by making decisions about what materials are used in the renovation, what 
appliances are selected, where the outlets are, what lighting is installed, whether tenants 
have their own washing machine and so on. Such decisions influence the rent levels of 
the apartments as well as the tenants’ electricity bill. 

The power of the middle regarding the new rent levels relates to the total cost of 
the renovation. The ambitions of the middle and what the top decides are decisive for 
the outcome. During the planning and design phase, however, there are discussions and 
negotiations on how much the rent can be increased, which also influence the outcomes. 

The middle influences the tenants, which may affect whether they will stay or 
leave, their living situation, and what measures are installed, and thus it influences the 
tenants’ energy consumption. They could have a greater effect on energy efficiency in 

the long run and work more with the tenants at tenant inclusion meetings instead of 
simply informing the tenants as is currently done. 

 

Enabling or disabling energy efficiency can also be analysed in terms of influence 
from the middle and sideways, to other professionals in the middle, see figure 7.3. The 
influence to the sides refers both to influence from the external consulting companies, 
whose employees are engaged as external consultants in Stångåstaden’s renovation 

project groups, and to upcoming or future renovation projects within Stångåstaden or 
other purchasers.  

 



During the planning and design meetings, the middle professionals were 
constantly referring to other (similar) projects that they had completed in the past and 
were using as points of reference for the current projects. Along that line of thinking, in 
the future they can use their experiences from current projects as points of reference. 
The consultants thereby perpetuate momentum and a path dependency as they get yet 
another project that they can add to their experience base of aggregated knowledge and 
know-how about renovation projects. However, there is also the possibility that new 
ideas, if adopted, might spread this way. It would reasonably be possible to spread the 
attitude of including energy issues in renovation projects in the construction industry in 
Linköping and to other consultant companies, if the inclusion of energy issues were to 
become self-evident over time and if the consultants were to repeatedly choose energy 
measures, see that they work and use them again for other projects. 

One external consultant gave an interesting example of this. In an area of 
Linköping passive houses were constructed, and the professionals involved in the 
construction first had to learn about how to build passive houses. After the construction 
of the passive houses, conventional buildings were built on the same street by the same 
professionals. As it turned out, the professionals had learned a great deal from their 
passive house experiences and they added this knowledge to their aggregated 
knowledge and know-how. As a result, the conventional buildings turned out to be 
rather similar to the passive houses, with low energy consumption. This is an example 
of sideways influence. 



What amazes me, Stångåstaden has built passive houses in that area outside 
there and built normal houses like passive houses on the other side of the 
street. And there is very little difference between them and I know exactly 
why! Because those guys who were building the passive houses …, they went 

to a course […] where they learned the things they also implemented in the 

conventional houses. (Interview, EC-1) 

 

With this chapter I have analysed the influence on the middle from the top and the 
bottom and vice versa, regarding implementation or rejection of energy measures. 
Together, the middle, the top and the bottom play important roles when it comes to the 
adoption of energy measures for a renovation.  

I addressed the role of the investment group, the top, and their influence on the 
middle and the resulting effect on the adoption of energy measures. I also elaborated on 
the tenants and Swedish Union of Tenants as the bottom and their role and influence 
upwards to the middle and the adoption of energy measures. Additionally, I analysed 
the influence of the middle upwards to the top and downwards to the bottom. Moreover, 
I investigated possible influences of the middle sideways regarding energy measures. 
In this way I was able to analyse and expand the focus of the middle professionals and 
their meeting practice and also consider other influences on the middle and the uptake 
of energy measures by putting my analysis into a wider context. 

Overall, the task of the investment group is to decide upon financial aspects of the 
renovation. It is often the case that the investment group, the top, restricts or disables 
energy measures due to economic considerations. The members of the investment group 
have, and should have, a strong financial perspective. In their financial decisions, they 
might be restricted by long-term investment decisions and by the fact that many more 
renovations are on the list for the coming years. Another issue regarding the financial 
decisions of the investment group is that they lack detailed knowledge about how the 
project groups discussed and reasoned about their suggestions of different (energy) 
measures. The project leader is the link between the project group and the investment 
group and has the opportunity to argue for the implementation of certain measures. In 
one of the renovation projects in my study, the real estate development manager was an 
extra link, as a part of both groups, and had the opportunity to bring the project group 
discussions to the investment group. Another important aspect in relation to financial 
decisions is that the calculation of pay-off time is a mere construct of the investment 
group and is considered even by some of its members as rather pessimistic compared 
to the practice of other housing companies. This results in easily rejecting energy 
measures. A question and task for the investment group is to figure out a good formula 
for calculating pay-off time in the future, which of course depends on what their goal 



is for the upcoming renovations and the company itself and if energy is to play a bigger 
role. 

In my analysis I found an example of upstream influence from the middle to the 
top. Professionals in the middle successfully influenced the decision to replace the 
heating system, as they saw it as irresponsible not to replace it when such a big 
renovation was being done. The initial decision not to replace the heating system when 
doing the big renovation appears to have been motivated by short-term rather than long-
term economic arguments. The final decision to replace it enabled energy efficiency, 
but this was as a side-effect of technical and economic discussions and decisions. There 
was also downstream influence from the middle to the bottom, mainly concerning the 
rents, the tenants’ living situation and what materials and products would be installed, 

which in turn impacts the tenants’ energy consumption. 
The Swedish Union of Tenants represents the tenants, acting as a collective tenant, 

mainly when it comes to rent issues, including in the rent negotiations during the 
planning and design phase. They, however, have the power to stop energy measures in 
renovations if, in their view, implementing them would affect the rents too much. So 
far there is no good way to deal with energy measures in the rent negotiation. The 
tenants’ experiences could potentially serve as a source for compiling a problem 

inventory, as they have a lot of knowledge about the apartments and buildings they live 
in. Tenants’ points of view, given in the short survey filled out at the first tenant 
meeting, are also discussed at meetings of the project groups. Regarding energy 
measures, every interviewee who had experience working with tenants said that 
questions concerning energy were not really an issue for the tenants. Energy measures 
were not asked for, but most tenants seemed to regard them with a positive attitude, 
even though not everyone wanted to pay for them. Also, the tenants did not know about 
the company’s 25-25 energy goal. So far it seems like the tenants want to, and are only 
able to, influence the cosmetic aspects of the apartments and not anything major. In 
general, the influence from the bottom to the middle is not activated as much as it could 
be. There could be more active inclusion in meetings and workshops with the tenants 
compared to the currently dominant information meeting.  

The middle potentially also has the opportunity to spread ideas and knowledge 
about energy and energy measures to other consultants on their own middle professional 
level, both externally and internally for future projects. 

Inclusion and implementation of energy measures seemed to be something new 
for most of the involved actors. As said in the previous chapter, apparently no clear way 
has been identified for dealing with energy calculations. It is also not yet clear how to 
calculate pay-off time when it comes to energy measures. Additionally, in rent 
negotiations it has not yet been established how to view energy in relation to rent setting. 
These are all issues that need to be learned over time if energy is to play a bigger role 
in the future. 



To sum up, the top, of course, has a lot of power and influence with their financial 
decisions. However, their decisions are not set in stone and it is possible to change them, 
as the example of the replacement of the heating system showed. In that example, the 
middle professionals persisted and did not give up and, finally, their influence brought 
them success and the heating system was changed in the end. As individuals, the tenants 
so far have not had much upstream influence, but with the Swedish Union of Tenants 
representing them as a collective tenant in the rent negotiations, they can affect the 
enabling or disabling of energy measures. There is a downstream influence coming 
mainly from the rent negotiation, which directly affects energy measures considered in 
the planning and design phase. Another downstream influence is more related to 
tenants’ long-term energy use in terms of the installation of certain products and 
appliances, which thus affects the tenants’ living situation and energy consumption 

(use). The middle does have a sideways influence to spread ideas on energy and energy 
goals, and knowledge about energy measures, as during the meetings, they always 
referred to previous projects and what they knew based on their own experiences. They 
also referred to the concrete example where building professionals learned about 
passive houses and brought that knowledge to the construction of conventional 
buildings, thereby also decreasing their energy use. 
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When the understanding of a process increases, it is possible to also improve the 

outcome in the long run. There is a gap between existing energy measures and their 
actual implementation. It needs to be understood why in order to achieve an energy 
efficient and sustainable built environment and mitigate climate change.  

When the opportunity for a renovation arises due to aging buildings, there is a 
chance to not only improve and modernise the building, but also to include energy 
measures in order to reduce the energy consumption and improve energy efficiency. 
There is a need for increasing numbers of renovations and each one is a window of 
opportunity to implement energy measures in the existing building stock, which, 
consequently, might be used to achieve a long-term sustainable built environment with 
reduced energy consumption. Then, the possibility increases to meet energy targets at 
international, national and company levels, resulting in reduced energy use and CO2 
emissions, thus ultimately mitigating climate change. Many earlier studies have shown 
that even though energy measures exist and are being developed, they are slow to be 
adopted, if they are adopted at all, making it questionable whether energy targets can 
be reached.457 Why are energy measures not enabled more? And why it is so difficult 
to enable energy measures in building renovations? These are overarching problems 
which inspired my research. 

My analysis contributes by showing different layers of explanation regarding why 
it was hard to initiate changes focusing on energy measures in renovation projects, even 
in light of the fact that the housing company had formulated their 25-25 energy goal 
and that energy efficiency and saving was introduced as an explicit goal and focus for 
the projects. The aim of my study is to investigate the enabling or disabling of energy 
measures leading to energy efficiency and reduction by building professionals and other 
actors in renovation projects, specifically in the planning and design phase. My study 
increases understanding of why energy efficiency measures are enabled or disabled and 
why is it so difficult to include energy measures in building renovations. I have shown 
that the way the planning and design phase is performed repeats itself and, with my 
analytical framework, tried to understand why. Therefore, to deepen understanding of 
the uptake of energy measures in renovations, I have studied the work of actors and 
middle professionals in relation to the planning and design phase of renovations, and 
the meeting practice of the middle. The early phases of a renovation project are decisive 
since this is when most decisions are taken as regards what to do with the building and 
what measures to implement.458 I want to increase understanding of why specific 
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cit., p. 41. 
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measures are enabled or disabled, but I will not make any judgements as to whether the 
suggestions regarding energy measures are good or bad. 

A general empirical result and conclusion of my study is that energy did not play 
as big a role as I expected. Thus, in the end, my study is more about how energy 
measures are handled and in a way why they are disabled. Which can however be 
regarded as a strength of this particular case study as the lessons learned from this study 
might be useful towards improving the outcome of future renovation projects. Thus, it 
increases understanding of why energy measures are disabled and elaborates on how to 
enable them. 

The planning and design meetings could be an opportunity for project groups to 
create a common understanding of the company’s goal on energy efficiency. Thereby, 

some part of the meetings could be used as a hot pot wherein different backgrounds and 
knowledge areas meet and develop new ideas on energy efficiency and savings. In the 
latter case, the project group can benefit from different types of expertise and try out 
new ideas and solutions to develop a procurement document that considers energy 
measures to a larger extent. 

My research questions were: 
1. How are energy measures discussed and transformed into plans and decisions by 

professionals in the middle? 
2. Is the housing company’s 25-25 energy goal translated into the planning and 

design practice, and if so, how? 
3. Why do the middle professionals decide to enable or disable energy measures in 

the planning and design of renovation projects? 
 

In the light of previous research, I place my thesis in the interpretivist approach.459 
I also want to use my case study to tell a learning story, as suggested by Janda and 
Topouzi, which is in line with an interpretivist approach.460 Janda and Topouzi as well 
as Schweber and Leiringer call for more research in this area.461 This approach currently 
covers only 20% of all research on energy and building from the last decade, according 
to Schweber and Leiringer. Schweber and Leiringer mention several examples of 
research gaps, such as how to explain and thus support the uptake, diffusion, and use of 
new technologies, materials, systems and processes from an interpretivist approach.462 
My study has looked into the uptake of (possibly new) energy measures and 
technologies. Another mentioned example is how meaning, practices and institutional 
environments shape the supply and demand for energy as well as different characteristic 
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of the built environment. This is also related to my research, as I study the meeting 
practice of middle professionals and, thereby, as an element of what holds a practice 
together, the meaning of energy goals. Furthermore, they emphasise the need for studies 
investigating the relation between the different phases in renovation projects in order to 
better understand the obstacles and opportunities for more integrated whole-life and 
whole-system approaches. I focus on the planning and design of renovation projects to 
understand how energy measures or technologies are decided upon, which can help to 
understand what constitutes the current process and how it would be possible to 
integrate whole-system approaches, viewing a building as a system, in the future. 
Moreover, Schweber and Leiringer highlight that it would be beneficial to persuade 
industry partners of the benefits of more long-sighted research.463 This was the 
overarching goal with the CAREER project I was part of. The whole projectwas a 
learning process for both parts, the university researchers as well as the municipal 
housing company. At the beginning, the engineering researchers were expected to fulfil 
the role of consultants and it appeared as if no one really understood why we, the social 
scientists, were there, never saying anything and just taking notes. It was sometimes 
understood that we were there to observe their behaviour. It took time for us, the 
researchers, to get in and become a “natural” part of the planning and design project 
group. It is difficult to do this type of research over a shorter period of time as it is time-
consuming, but nevertheless of vital importance, to build up trust in and understanding 
of each other. Because this research had a longer time span and since we collaborated 
and met on several occasions outside the actual planning and design meetings, it was 
easier to create this trust and understanding. This opened many doors for me, and I think 
I had a great chance to be part of and get to know the housing company better. The fact 
that we learned to understand each other and help each other was also highlighted and 
seen as valuable by the housing company at our final presentation meeting. After the 
CAREER project, the work between Stångåstaden and the university has continued with 
other research projects, and more applications for further research collaborations have 
been handed in, which can also be seen as success.  

In many ways, this case study can be seen as a learning story. It is not a case where 
a fantastic new innovation was successfully installed and all of the buildings were 
renovated for maximum energy efficiency. Rather, it is a case of a housing company 
learning how to include more energy efficiency thinking in its renovation projects and 
how to transform goals into practice. By understanding what the meeting practice 
actually looks like, it is possible to learn what can be done differently in the future and 
what to change in the meeting practice towards enabling energy and thus change the 
“energy” outcomes. (It also needs to be kept in mind that this housing company has a 

lot of renovations ahead of it, including the big Million Programme renovations). 
This also a learning story, concluding that there is technical potential for energy 

renovations but that there is still much to do in order to realise it in practice. The 
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ordinary professionals in the housing and building sector who respond to the challenge 
of becoming more energy efficient in renovations are not saved by a hero or magic 
solutions but instead must rely on their own actions. The process of making the 
transition towards more energy efficiency is difficult and will need participation and 
reflection that acknowledge that there is not one single truth.464 

Furthermore, as described in more detail in previous research, the research is 
placed in the realm of science and technology studies (STS), which means technology 
and society are seen as interdependent, and society as well as individuals are able to 
shape the technologies that surround them.465 

Also I focus on the professionals regarding energy and buildings. Often in research 
on energy and buildings there is a focus people’s behaviour, the individuals who operate 

and behave as consumers or citizens. There is less focus on the practitioners and 
professionals providing services for the building. As Janda and Killip I want to instead 
study professionals and the decisions they make concerning renovations. 

 

Janda and Killip criticise the claims that issues concerning energy and buildings 
can be addressed by technology instead of by changes in people’s behaviour. Such a 

claim is based on a determinist view where technology and people can be easily 
separated from each other (it is also related to the positivist approach and the hero story, 
as mentioned above). Another issue is that the task of social sciences is limited to 
investigating individuals who operate and behave as consumers or citizens, and there is 
little focus on the practitioners and professionals providing the services. Thus, social 
scientists are assumed to work only with changing homeowner behaviours. Exactly this 
assumption and its implications are challenged by Janda and Killip.466 I relate to this, 
as I also study professionals and the decisions they make concerning renovations. 

 

The three renovation projects I studied were, from the very beginning, supposed 
to be energy renovations; however, in the process, energy issues were not dealt with to 
the extent expected. I investigated what the middle professionals regarded as the most 
important goals to achieve with a renovation, and energy efficiency was the second-
most mentioned goal. When I asked the middle professionals if energy was part of the 
planning and design for the renovation, many said that energy was now more in focus 
and more included than before. Others said that it was the same as usual and the 
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renovation projects would be nothing special this time, while some could not say 
whether the focus on energy had increased or if it was included at all. This shows that 
energy efficiency is not (yet) a clear focus within the housing company or among the 
middle professionals and therefore not in renovations either. However, from 2011 on, 
increasing efforts were made to focus on energy efficiency in renovation projects: the 
25-25 energy goal was introduced, the energy group was formed, and many thought 
that energy was more in focus compared to previous projects. 

I identified five issues that made energy and energy measures appear rather elusive 
and introduced a hide and seek game for us researchers, to a point where it was 
sometimes hard for me to find the energy aspects of the renovation. These five issues 
contribute to answering all three research questions concerning how energy measures 
are discussed, how the 25-25 energy goals are translated into the planning and design 
practice and why the middle professionals decide to enable and disable energy 
measures: 

 Energy goals: 25-25 energy goal and specific reduction goals for each building 
 Energy calculations and measurements 
 Energy group 
 Energy measures and pay-off time 
 Energy measures and rent 

 
There was a lack of any clear way of dealing with energy aspects. Meeting 

practices in which energy is integrated have not yet been developed and, also, energy-
related communication and information is lacking. 

 

The problem with energy goals was that they were either poorly communicated or 
entirely missing. The middle professionals did not all share the same level of knowledge 
or understanding about the 25-25 energy goal. The housing company thought that all of 
the external consultants knew about the 25-25 energy goal and were working according 
to it, which was not the case. Apparently, the 25-25 energy goal was not explicitly 
communicated to the middle professionals.  

Furthermore, there were no specific energy reduction goals in the renovations, like 
for each building. Many external consultants assumed that there was a specific goal for 
each building and that Stångåstaden’s employees knew about the goals and were acting 

to comply with them. There were a lot of assumptions about energy goals and work that 
were not realised in the projects. Overall, there were many different mutual expectations 
that were not met in reality. Most of the middle professionals had different ideas and 
goals concerning what to achieve with a renovation and how to deal with energy in the 
projects. The members of the project groups did not work closely together on energy 



aspects, and everyone thought that someone else was working with energy efficiency. 
These different understandings of the place of energy in the renovations surely 
contributed to a simple purchaser-consultant relationship between external consultants 
and the housing company, where everyone was trying to fulfil their tasks according to 
the contracts and based on routines and aggregated knowledge. There were no obvious 
attempts made to create a common understanding about the purpose of the renovation 
projects in relation to energy and work together to achieve it. 

 

In general, energy calculations and energy measurements of the building before 
the renovation remained unclear and hard to follow. “It was difficult to get a clear 

picture of what was going on and I am still somewhat unsure what actually happened 
regarding the “energy calculations”. 

Overall, during the meetings of the project groups, energy calculations were talked 
about. This type of knowledge did not seem to be regarded as particularly important. 
Energy calculations did not play a big part and were seldom or never discussed. The 
interviews showed that not all involved middle professionals knew about them either 
and could thus not really help me to find answers to the mystery of measurements and 
energy calculations. However, many external consultants assumed that measurements 
were done and that Stångåstaden had clear energy reduction goals and followed them 
up with energy calculations, but this was not the case – again an unfulfilled mutual 
expectation. Even though energy was included as a separate item on the meeting 
agenda, it was not given time and space at the meetings as an important discussion 
point, so there was no opportunity to bring up the subject of (the supposedly done) 
energy calculations. 

Doing energy measurements of the buildings and having a clear reduction goal 
and actually using energy calculations could possibly enable energy efficiency. 
However, it appeared that it was seen as more valuable for the professionals to use 
measures that they had used successfully in earlier projects, knowing that these had 
worked well. Thus, the know-how of the middle professionals was used since the 
municipal housing company trusted the participating professionals and their aggregated 
knowledge about buildings and renovations. 

 

As part of the new focus on energy and the formulation of the 25-25 energy goals, 
an energy group was formed within the company to watch over energy issues and to 
intensify the work on energy reduction. However, during the renovation projects in my 
study, their roles were not clearly defined.  



Yet, at a general level, energy has become a bigger issue within the housing 
company and it is now spoken about much more, even though it had not yet translated 
into the meeting practice during the study. The energy group itself is so new that it still 
needs to establish its own work practice before starting to work more concretely, 
intensively and coherently on energy issues in renovation projects and, thereby, have a 
chance to influence the meeting practice of the project groups. 

 

As long as the pay-off time is less than six years, a project group can decide on 
any energy measures without needing approval from the top. However, some members 
of the investment group reflected on the pay-off time requirements and found that the 
company calculates rather pessimistically when it comes to energy measures. Given 
this, it seems to be a struggle to promote energy measures. 

If the housing company aims to focus on energy as a goal, the investment group 
would need to find a new formula to calculate pay-off times that allows more energy 
efficiency or saving measures to be taken up for the renovation projects. Maybe this 
implies placing less focus on maximising profits. 

 

For rent negotiations it is also still unclear how to deal with energy measures. The 
Swedish Union of Tenants and the rent negotiator (one of the middle professionals) 
come together to negotiate rents during the planning and design phase. This has a 
possible influence on the adoption of energy measures, for instance, IMB. 

The Swedish Union of Tenants sees no need for higher rents due to the strong 
financial position of the housing company, as it does not need to get much profit. Thus, 
this also points towards the housing company being a profit maximising housing 
company. Energy measures could have been affected by efforts to keep rents down, as 
there was not yet a clear way to prioritise energy measures in renovations. The 
discussion concerned what measures increase the standard of the apartments and, thus, 
influence the rent. The energy outcomes of the measures that were included have not 
yet been assessed. For example, when windows are exchanged for better ones, results 
can include thermal comfort, decreased draughts and better soundproofing. Another 
example is that a new ventilation system can improve air quality in the apartment. 
Arguably, these effects increase the standard of the apartment. But decreased energy 
consumption resulting from a new window is not regarded as increasing the standard, 
nor is increased energy efficiency. There is a need to evaluate what is to be included in 
standard increases.  

 



These five issues need to be cleared up and ways to deal with them need to be 
found and communicated in order to achieve energy efficiency and energy reduction 
for future renovations. Then renovation projects can lean on consistent work with 
energy efficiency and not simply hope for the best. A more sustainable built 
environment can thereby be achieved in the long run. 

 

Applying the typology suggested by Högberg et al. 3F

467 from a study of Swedish 
real estate companies, as presented in section 4.1.1, my studied municipal housing 
company should be classified as a “Strict Profit Maximising Company” with some 

“Little Extra” tendencies. This typology is interesting since it can be used in studies of 
changing strategies regarding energy efficiency measures at the company level. It is 
also interesting since it might be used to categorise the company in my study and relate 
its ambitions to the actions taken as regards energy measures. Even if the municipal 
housing company mainly fulfils the “Strict Profit Maximising Company” criteria, there 

are people within the company (as well as contracted external consultants) in the middle 
that strive for a little extra, and some even had an upstream influence (see the heating 
system example in chapter 7, and the LED lamp example in chapters 6 and 7). 
Furthermore, some internal employees expressed a wish for more innovation, doing 
something new and being a bit more on the cutting edge when it comes to increased 
energy efficiency for the renovation projects. 

 

Follow-ups after the renovation appear not to be as central as expected. The 
renovation projects were finished in 2014 and 2015. Up to now (June 2017) we 
researchers still do not know by how much the energy consumption was reduced after 
the renovation. It should be at least around 90kWh/m2 since that is the BBR requirement 
(this is, however, also estimated with calculations), but it is not checked and verified 
with any measurements. 

Olsson et al. highlight that there should be a follow-up period after a renovation 
has been conducted in order to verify the outcome of the implemented measures, which 
should be done before continuing with the regular property management process. The 
organisations that Olsson et al. studied, however, limited follow-ups. Also, limited 
checks were done on energy consumption before the renovation. These are similarities 
I could also see in my case study.468 
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In order understand why building professionals in the middle enable or disable 
energy measures, I used practice theory and its four basic elements that hold a practice 
together: (1) meaning and engagement, (2) technology, (3) explicit rules and (4) know-
how and habits. Investigating these elements helped me understand why certain energy 
measures were enabled or disabled (thus relating mainly to research question 3). It 
appeared that the meeting practice of the project groups was not changed due to the 
intended increased focus on energy, and that the practice was instead conducted as 
usual, with the difference that energy was more talked about. The case study is 
interesting because lessons can be learned from a company on the verge of increasing 
its focus on energy, where more energy measures are brought into renovations. The case 
illustrates the current struggles the housing company deals with in relation to energy 
aspects. From this case, I had the opportunity to study a meeting practice where energy 
aspects should start to play a big role, but it was not quite there yet. I investigated the 
practice of the project groups’ meetings, which revealed what problems exist and what 

needs to be changed in order to achieve the increased focus on energy in renovations 
that the company was striving for.  

Schatzki says that in an organisation, many different practices can be found, for 
instance, a meeting practice.469 In my study, however, the meeting practice is not purely 
within the housing company. External consultants are contracted and come in from 
consulting companies to participate in the planning and design of renovations. The 
middle professionals, then, are both internal and external and they do not constitute a 
homogeneous group. Instead, they bring in different opinions, competencies, skills, 
expertise, knowledge and work practices from their organisations to the meetings of the 
project group, which bring different dynamics into the planning and design meetings. 
These diverse actors come together and form a meeting practice in the planning and 
design phase. Even though each project group is such a temporary coalition, the meeting 
practice is repeatedly enacted since the middle professionals have met each other for 
similar projects before and they might meet again for other construction projects. The 
meeting practice identified had existed for many years, and new people who come into 
it inherit and thereby perpetuate it. 

According to the housing company, the followed projects were supposed to be 
energy projects. It is a bit difficult for me to judge whether the practice as it was at the 
time of study had changed compared to how it was before the stated focus on energy 
since I did not study the process before the energy goal was introduced. Thus, I have to 
rely on the interviews and on how the interviewed middle professionals described the 
meetings. Also, I can compare what I observed in the meetings with the statements 
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about how it was before. Additionally, this can be verified to some extent as I have 
access to meeting minutes of planning and design phases before the introduction of the 
25-25 energy goal. I can see that some changes have taken place, however, the meeting 
practice as a whole appears to be stable and has not changed much yet. Why did the 
middle professionals of the project group repeat their meeting practice and the way they 
dealt with energy? Why is it difficult to change the meeting practice with respect to how 
energy measures are handled? It takes more than simply introducing a new general 
energy goal, an energy group or an external energy consultant, or adding energy as a 
bullet point on the agenda, to actually change a practice. 

The housing company made efforts to include energy efficiency and energy saving 
measures in the renovation projects, based on the 25-25 energy goal, and they also 
created the energy group. Thereby, an understanding about the importance of energy 
efficiency has been spread among the internal middle professionals in the company, but 
it is not clearly communicated outwards, neither to the external consultants nor to the 
tenants or the Swedish Union of Tenants. Energy efficiency has in some sense become 
a bigger issue within the municipal housing company, however, the old practice 
established around the way of dealing with energy in renovation persisted. 

Applying practice theory to analyse the meeting practice of project groups in the 
planning and design phase helps to understand why certain energy measures were not 
enabled, as there is much in the current practice that hinders it, and energy measures 
were instead disabled. 

 

(1) Engagement, meaning  
Related to meaning and in the quest to figure out why energy efficiency measures 

were promoted or rejected, it was said that energy issues had become more pronounced 
and important. If that is the case, why were they not overtly presented during the 
meetings and instead were merely implemented as side-effects? The meaning of energy 
did not change. As a result, it is not clear that the projects were energy renovations. 

There is no coherent meaning connected to energy issues, thus there is no 
widespread deeper engagement for the 25-25 energy goal. The internal employees knew 
about the 25-25 energy goal and it now had more meaning for them. They were directly 
or indirectly part of the process when it was formulated and set in action. The external 
consultants, however, were not part of this formulation process, and most of them did 
actually not know what this 25-25 energy goal stood for. Hence, there was a knowledge 
gap between the internal employees and the external consultants and no formal 
introduction to the energy goal took place (see also figure 6.1 in section 6.1.3. The 
employees of the housing company had simply assumed that all of the involved external 
consultants knew about it and were actively working towards it. The information and 
communication needs to be clear and repeated. 



Electricity was not seen as a big issue and did not play a major role since it was 
regarded as having a limited impact. In this respect, it has to be noted that the tenants 
do pay for electricity themselves and the question is whether this affects the valuation 
of electricity reducing measures. All in all, energy goals have been formulated, but the 
question is how important the focus on energy has become, as it seems like the 
renovation continued with business as usual, with energy being only slightly more 
important than in the past. 

The process was steered by a specific mind-set where certain approaches were not 
taken into consideration, for example, electricity saving measures and looking at the 
building as a system. 
 
(2) Technology 

The discussions about technological installations, for instance, the positioning of 
shafts or ventilation systems, took most of the time during the meetings. Technology, 
then, became more important than things like design issues or discussions on energy, 
and other thinking or solutions were disabled, for instance, the opinions and solutions 
offered by the architects. 
 
(3) Explicit rules and goals 

All of the middle professionals appeared to know the relevant building-related 
rules and regulations. The rules were not discussed but simply followed as some kind 
of tacit knowledge. The aim for the energy reduction after the renovation was “to do as 

much as possible” and see where the energy consumption ends up, but the claim was at 

least to meet the BBR requirement. No further clarified goal (or meaning and 
engagement) for the specific buildings was formulated. 
 
(4) Know-how and habits 

Aggregated knowledge or know-how for standard energy solutions were used and 
applied based on experience with a rule of thumb. Energy calculations did not, as 
mentioned above, play an obvious role. Also, the building was never explicitly viewed 
as a system with energy measures interacting in it. The consultants did what they were 
asked to do in their specialised area of expertise in a simple purchaser-consultant 
relationship. The consultants delivered solutions that were similar to what they usually 
did, based on their aggregated knowledge about buildings and measures. Also, Olsson 
et al. came to the conclusion in their study on housing organisations that when it comes 
to measures such as replacing the windows, then either LCC analysis is done or it is 
simply decided upon based on experience from previous projects.470 This is something 
I could also confirm with my study. The aggregated knowledge of experience from 
previous projects is seen as valuable and is the “tool” used for making decisions. 
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In the future, the common routines of the project group meetings might be broken 
up by recruitment of new professionals (internally and externally) or different project 
leaders. Then the aggregated knowledge of today’s professionals will have to be 

verbalised and as a consequence it might be re-evaluated. Simply including a few new 
people will not change the practice as a whole. Routines governed the project groups’ 

meetings, which followed a predefined and established agenda. Thus, there was no 
room for brainstorming that could have yielded new combinations, solutions or 
alternatives to the well-known ones. Also, time pressure, both as regards the project as 
a whole and the individual meetings, led to simply using the measures everyone knew 
already as they simplified the project work. 

Some middle professionals interviewed were not eager to try new solutions 
themselves. Instead, they let the “others” make the mistakes of trying something new. 

In order to avoid always implementing the same measures, some interviewees 
mentioned the possibility of exchanging some of the consultants that are usually 
involved. There was a willingness among some of the internal employees to change this 
routinised practice, but there was no supportive structure to facilitate such change. The 
established practice in the project groups’ meetings works well when everyone knows 

what they are supposed to do and what is expected of them. It would take a great deal 
of effort to adjust the ways of doing things according to the new needs. If new 
consultants are involved, there might be a risk that the meetings would get longer and 
also that more things would need to be explained. As a result, the project groups would 
no longer work according to their established practice.  

Also, just including an energy consultant or energy group without changing the 
meaning and the discussions about technology (energy measures) or introducing clear 
rules and goals, like specific energy goals to follow, will not change the practice.  

If all of the people in the group were new, a meeting practice would take shape 
based on their backgrounds, work practices, knowledge and expertise. The housing 
company needs to step in and change the structure and the predefined agenda (or 
actively put more emphasis on energy). As Nielsen et al. suggest, there is a need to 
define a problem, set the right goals, and also the evaluation of alternatives.471 Further, 
I could establish that it is crucial that this be clearly communicated to the external 
consultants and that they be well informed about what to do. 

A durable and effective behavioural change may be created when individuals are 
supported by structural frames to change their engagement or habits, for instance. 
Communities, organisations and networks in which individuals are embedded or to 

                                            
471 See also Nielsen et al., op. cit., p. 166; also for the municipal housing company, other studies on decision support 
tools might be helpful for further developments of their renovation projects to achieve more energy efficiency. (e.g., 
Ferreira, Pinheiro & deBrito, op. cit; Nielsen et al., op. cit.; Thuvander & Femenias, “Rebo – Strategier för hållbar 
renovering”, op. cit.; Thuvander & Femenias, “Rebo - Strategies for sustainable renovation”, op. cit.; Konstantinou 

& Knaack, op. cit.). 



which they are affiliated bring social norms, order and practices during different parts 
and phases in life, and the work norms and structures are no exception. 

Schatzki highlights that changes are usually fragmentary and gradual. However, 
there is also the possibility that practices are changed more fully if conscious 
interventions (from the inside or outside) are made to rework goals, alter rules and 
redesign projects.472 This could be an approach the housing company could take to 
actively try to change the meeting practice into an energy efficient meeting practice, or 
one that enables energy aspects. 

 

The top plays a crucial role as they have the financial power over the budget for 
the planning and design and thereby the decision power over what energy measures to 
include in a renovation. With their financial power, the top can enable energy measures, 
and they can also disable measures due to financial considerations. This contributes to 
answering the research questions concerning how energy measures are discussed and 
transformed into plans and decisions by professionals in the middle as well as why the 
middle professionals decide to enable or disable energy measures in the planning and 
design of renovation projects (research questions 1 and 3). However this also includes 
the aim to study how the relations and influences between the middle and the other 
levels affect the enabling or disabling of energy measures. 

One problem when it comes to the investment decisions in my case study was that 
usually all members of the investment group lacked information and knowledge about 
the discussions and negotiations behind the project group’s suggestions to promote 

specific energy measures. Thus, the investment group lacked important details of both 
technical preconditions and the arguments in the project group, as shown, for instance, 
in the heating system replacement case (section 7.1.2). This creates a knowledge and 
information gap. In the end, the investment group’s decisions were taken based on the 
project information gained from the project leader, who served as a link, but also as a 
filter, between the project group and the investment group. The project leader’s 

information could not be a substitute for being present at the meetings. In my case study, 
in two projects, the real estate development manager who also had an advisory role at 
the investment group was present during the planning and design meetings. This was 
an extra link, and more input and information about the discussion, negotiations and 
decisions taken at the meetings could therefore be brought to the investment group. 
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When it comes to the top’s viewpoint on energy measures, the investment group 

felt that energy measures should be implemented if they were profitable in the short or 
medium run. Again applying Högberg et al.’s typology, this type of “Strict Profit 

Maximising Company” is not easily affected by policy measures unless large subsidies 
are involved.473 

 

On the middle level, energy is something people talk about and, according to 
some, it seems to have become more of a common issue to include in renovations, even 
if there is still a long way to go until it is a self-evident point of importance on the 
agenda. Again, it might be possible to argue that the middle wants to do a little extra 
when it comes to energy, but still within economic reasons and goals. Högberg et al. 
called this type of company the “Little Extra Company”474 Regarding measures in the 
renovation, the middle had opportunities to influence the decisions taken by the top. 
This was exemplified by the process of replacing a heating system in one renovation 
project. With this possibility of upstream influence, if energy were to become part of 
the meeting practice and something the middle works hard on and for, they might work 
against the company being strictly profit maximising and towards doing a little extra in 
their renovations. If it were to spread upwards, one could assume this kind of upstream 
influence could affect the attitude towards more energy efficiency. 

The influence sideways from the middle is of importance for future renovation 
projects since completed projects will provide experience and become part of the 
aggregated knowledge in later projects. Thus, in that way the middle professionals 
perpetuate momentum and path dependency since they add yet another project to their 
experience-based and aggregate knowledge about renovation projects. It is also possible 
that new ideas could spread this way. The external consultants “move” between 

companies where they are employed and Stångåstaden, where they participate in 
renovation projects. It would be possible for them to bring news in both directions (and 
have a sideways influence). The middle professionals potentially have experience and 
knowledge that enables them to exert influence upwards, downwards and sideways. 
This is what constitutes "middle-and-out". 

Another issue regarding the middle as a temporary constellation of people is that 
there are both traditionalists and people wishing for more innovations. As it is now, the 
traditionalists are in the majority or have more power and louder voices. In the middle 
there are individuals who want to enable energy efficiency, like the area manager 
pushing for LED lamps or those who try to disable energy by stopping new 
developments such as LED lamps and other solutions. The energy group would be an 
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example of enabling too; however, their roles are not yet defined and they did not play 
a major role in the projects that I followed. Most of the middle professionals were 
aggregators using the same solutions that they suggested before and which they knew 
from experience would work would work. 

The discussion of the LED lamp example showed, for instance, that the middle 
professionals, even though they engage together in the meeting practice, bring many 
different opinions, roles and areas of expertise. Also, some of the middle professionals 
during the meeting may be “moving” between levels, thus the middle and top and 

bottom are not static groups in my case study example. This “moving” between 

different levels could also be seen in the heating system replacement example, where 
the real estate development manager filled a function in the project group but also in 
the investment group, thus bringing knowledge about the discussions in the project 
group to the investment group. 
 

When it comes to the bottom, the tenants and Swedish Union of Tenants, the 
Swedish Union of Tenants may have a great influence regarding the uptake of energy 
measures during rent negotiations, influencing from the bottom up to the middle. In 
general, they are sceptical towards energy measures, which might increase the rent for 
the tenants, which they want to avoid. No proper way to deal with energy measures has 
been found regarding rent setting. As the middle influences the energy situation on the 
bottom, they could also provide more information on what energy efficiency measures 
they would implement with the renovation and how the tenants could contribute 
towards achieving the 25-25 energy goal. The downstream influence from the middle 
to the bottom was more long-term. With the decisions made during the planning and 
design phase, the middle professionals affected the living situation of the tenants, for 
example, in the layout of the apartments, the materials used and the type of appliances 
installed. Many tenants seemed interested in having energy measures installed if they 
were not too costly, but they also wanted to be more informed. The tenants could be 
much more informed and engaged about the benefits of energy renovations and energy 
measures during the tenant meetings. They could also potentially serve even more as a 
problem inventory source than they do currently. The housing company could actively 
use a bottom-up influence from the tenants by engaging them more in workshops to 
discuss energy-related questions and use their knowledge more. A tenant inclusion 
meeting might be a better approach here in order to inform the tenants more thoroughly 
about the renovation and energy measures, use them more as a problem inventory 
source, and also teach them about possible ways to “drive” the building and live more 

energy efficiently (here we would have a possibility to approach the sphere of the 



carrying story as in Janda and Topouzi).475 The benefits of tenant involvement were 
also highlighted by Olsson et al.476 Olsson et al. also came to the conclusion that tenant 
meetings are more information sharing meetings than tenant involvement meetings. 
Much more could be done by including the tenants.477 

 

If I look at Parag and Janda’s478 model on agency and capacity of the middle (see 
also in figure 2.1 in section 2.1.2), then my model would probably show a big top, a 
smaller middle and an even smaller bottom when it comes to decisions related to energy 
measures, see figure 8.1. The top has a lot of power in my case study, and the individual 
tenants (bottom 1) do not have as much power as the Swedish Union of Tenants (bottom 
2), as a collective tenant. The middle professionals could use their agency and capacity 
regarding energy much more than they do, but so far it has not become part of their 
meeting practice, thus they cannot yet spread it upwards, downwards or to the side as 
much as theoretically possible. 
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479

There are also different restrictions for energy measures for the planning and 
design coming from the middle, top and bottom and their interaction. None of these 
groups related to the planning and design had their wishes entirely realised. They were 
restricted by the goals, wishes and power of the other actors at other levels. 

The middle professionals are restricted by the investment group’s decisions and 

the outcome of the rent negotiations with the bottom. Without these restrictions, certain 
energy measures could be implemented, for instance, IMB. The middle is further 
restricted by the material and solutions in the existing building, since it constrains what 
is possible to do. The top is restricted by long-term investment plans. 

 

In this section I refer not only to whether the 25-25 energy has been translated into 
the planning and design practice, but I also discuss also how the presence of different 
or unclear goals might influence how and why energy measures are enabled or disabled. 

There was not one clear goal for the renovations. During the observations and 
interviews I realised that a variety of goals, some explicitly stated and others simply 
assumed, were present at the meetings. Each of the different middle professionals might 
then also have their own goals for the renovation according to their work practice and 
the organisation where they came from. All of this might possibly pull the planning and 
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design in different directions rather than having everyone going in the same direction 
towards increased energy efficiency. 

I have already elaborated on the fact that the 25-25 energy goal did not play a 
major role in the project groups’ meetings and that there were also no specific goals set 

for each building, even though many external consultants assumed that Stångåstaden 
did do that. Also, there were financial goals, some directly stated, which enabled the 
project group to install whatever measures they wanted as long as the pay-off time was 
less than six years. Other goals were more indirect. For example, there was thinking in 
terms of economic restrictions that energy measures could be installed at decent prices. 
This kind of ingrained economic thinking also made the middle professionals hesitant 
to suggest more costly energy measures. 

Overall, there was a mix of rhetorical, economic and no explicit goals for specific 
buildings. The 25-25 energy goal can be seen as a rhetorical goal that has not yet been 
translated into practice. The loosely formulated goal of “saving as much energy as 

possible” with the renovation could be regarded as another rhetorical goal. The 

renovation was always talked about in that way but it did not make the process clearer. 
There was no explicit goal on how much a building’s energy use should be reduced, 

however, many external consultants assumed that Stångåstaden had such a goal and that 
it was striving actively to achieve it. At the meetings the thinking on economic 
restrictions was present, but it was more elusive and unclear. The economic goals used 
by the investment group defined and steered the process.  

There is a difference between rhetorical, economic, and explicit goals for energy 
reduction. The first two types were identified in the studied renovation projects, but 
there were no explicit goals for each building.  

There was no common approach for dealing with the different goals, which could 
often be contradictory, pulling the project in different directions – or in the case of the 
missing explicit goals, in no direction. 

As Olsson et al. suggest, one way to better integrate energy into the renovation 
process is to disseminate more information about energy to the project managers, 
consultants or tenants.480 Right now it is confusing and not clear who knows what and 
who does what and why or how. Then the next step would be to define clear problems 
and goals and evaluate alternatives to achieving those goals. It can even be kept flexible, 
tailored to the specific conditions and restrictions associated with each building; as the 
real estate development manager stated, it would be difficult to have the same goal for 
all buildings.481 

 
 
 
 

                                            
480 See also Olsson, Malmqvist & Glaumann, op. cit. 
481 See also ibid. 



Janda and Parag referred to some difficulties when it comes to the definition of 
the middle. They point out vagueness and lack of definition as weaknesses. Then, the 
question is what, who and where is the middle?482 Janda and Parag argue that there 
exists no cohesive group definition for this.483 I argue that the middle might be 
conceptualised differently depending on the research focus, aim and research questions. 

I also wanted to test whether my analytical framework can work for a case study 
like mine. I argue that it makes sense to apply the middle-out perspective in other 
contexts than originally intended, for instance, for analysing project groups in the 
planning and design phase as I have exemplified. It is possible to argue that who is 
included in the top, middle and bottom is merely a construction in the model and the 
result depends largely on the focus of the analysis, context and research questions. 
Consequently, the definition of the top, middle and bottom may shift and move in 
different contexts. Some implications may change, but the core of the model is useful. 
It was helpful for me to focus on the middle professionals who drive the planning and 
design phase of renovations. Thus, I argue that the middle-out approach can be used in 
a more flexible way than initially intended. This can also lead to useful research on the 
energy gap and, in general, research on energy and buildings. 

The middle-out perspective is useful for emphasising the building professionals 
and their role in a renovation process as they, during the planning and design phase, 
suggest measures that influence energy efficiency and energy reduction of the building. 
Here, I argue that once the middle, top and bottom professionals are defined, specific 
individuals still might move and shift position between the groups or levels. This leads 
to people moving between different levels and thereby they transfer knowledge, 
upwards, downwards and sideways. In my case, the professionals in the middle do not 
only exert influence from the middle and outwards, but they themselves can also move 
from the “middle-and-out”. Such “middle-and-out” moves were influential in my case. 

Some of the actors participating in meetings of the project group were also part of 
situations at other levels or had a representative role for one level but were part of 
another during the planning and design phase. In my case, such “middle-and-out” 

movements had an impact on the outcome regarding the inclusion of some energy-
related measures in the renovation projects, as regards the real estate development 
manager, the area managers and the rent coordinators. It might be more problematic to 
identify movers like these when applying the middle-out perspective on a macro or 
meso level, but in my micro-level-focused study on the planning and design phase, they 
could be observed. 

Practice theory has not been applied for meeting practices regarding the uptake of 
energy measures. Since the planning and design meetings in the renovation projects 

                                            
482 Parag & Janda, “Midstream and sideways”, op. cit. 
483 Janda & Parag, “A middle-out approach for improving energy performance”, op. cit. 



studied were repeatedly enacted with the same and similar people, I argue that it is 
possible to regard the meetings as a practice. Also, it has proven to be useful to look at 
the planning and design meetings as a practice and analyse this practice regarding the 
four elements holding a practice together in order to understand the well-established 
current meeting practice and why energy measures are disabled. 

 

I tested the development and usefulness of the analytical framework that I have 
developed for my analysis. Combining the middle-out perspective and a practice theory 
approach, I have used the developed framework to analyse the planning and design 
phase of renovation projects. I argue that this is a useful combination that could allow 
us to understand renovation projects better. Both approaches could also be used 
separately for the study of (the early phases of) renovation processes in different ways. 

The middle-out perspective is useful for further studies focusing on the building 
professionals in renovation. Also, a practice-theory-inspired approach is useful at 
meetings dealing with energy to determine why energy measures are or are not selected. 

My study helps to better understand this gap of existing energy measures and 
actual adoption. However, more studies on the early phases of a renovation project are 
needed in order to follow the decision-making process regarding the enabling (or 
disabling) of energy measures. This could also be done with different purchasers and/or 
different countries – so that diverse actors can learn from each other. It would also be 
possible to do a comparison of processes including more energy efficiency and 
reduction measures to identify and investigate concrete differences as regards why 
energy efficiency is integrated in some projects and not in others. 

Now that I have looked more closely at the planning and design phase and the 
project group – mainly divided into internal and external – and studied their meeting 
practice in relation energy measures. Instead of distinguishing between internal and 
external professionals, the focus could be changed to investigate potential differences 
in professions and their potential need to change in order to enable energy efficiency in 
renovations. I have hinted that already in chapter 5, and similar research is argued for 
by Janda and Killip.484  

More specific topics for further studies could include the construction of pay-off 
calculations’ implications and outcomes for energy efficiency; a look at the construction 
of energy calculations and their differences (e.g., how different calculations lead to 
different results, as found with the calculations done by the energy consultant and the 
university researchers) and the implications of this; a study following the investment 
group, focusing on financial aspects as a barrier in renovation or a study focusing more 
in-depth on the tenants and their role. 

                                            
484 See also Janda & Killip, op. cit. 
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From the 1950s until about 1975, a lot of new building projects were undertaken 
in Europe, including Sweden. These buildings are now aging and in need of 
improvements and modernisations in order to sustain modern and comfortable 
accommodations. This opens a window of opportunity to focus on energy aspects in the 
renovations and thus to reduce energy use, improve energy efficiency and help to 
achieve local, national or international energy goals. There is a need for a drastic 
reduction in energy use and CO2 emissions from the building sector in order to be able 
to mitigate climate change. When looking at the building sector it is important not to 
overlook existing buildings, as they will continue to represent most of the buildings in 
which people will live in the coming decades, as the rate of new construction is only 
about 1%. 

The residential sector is one of the largest energy consumers in Europe, including 
Sweden, with about 40% of the energy consumption. This means that it is possible that 
energy saving and efficiency measures can have a major impact. The EU, for instance, 
has agreed to a 2030 climate and energy framework, building on the 20/20/20 targets, 
with the goals to reduce greenhouse gas emissions from 1990 levels by 40% to achieve 
a renewable energy share of at least 27% in the final energy demand and to increase 
energy efficiency by 27% (with 2007 as the reference level). In Sweden, goals have 
been set for a reduction of the total energy consumption per heated area unit in homes 
and premises. The goals in Sweden are to achieve a 20% reduction by 2020 and a 50% 
reduction by 2050 in comparison to 1995 levels. Many different studies have shown 
that even though energy measures and technologies exist and are being developed, they 
are not implemented, or implementation is very slow, making it questionable whether 
energy targets can be reached. That energy measures are not implemented even though 
they exist is referred to as the energy efficiency gap or paradox. The question is, why 
is it so difficult to implement and thus enable energy in renovation projects?  

In order to contribute to an answer to this dilemma and gap and to increase 
understanding of the possible uptake of energy efficiency or saving measures in 
renovations, I focus on the planning and design phase of renovation projects. I do this 
because it is mainly in this phase that energy-related measures are decided upon by the 
building professionals. The focus in the analysis is not on what kind of measures are 
implemented but rather how and why energy measures are enabled or disabled. 

 
 
 
 



1. How are energy measures discussed and transformed into plans and decisions by 
professionals in the middle? 

2. Is the housing company’s 25-25 energy goal translated into the planning and 
design practice, and if so, how? 

3. Why do the middle professionals decide to enable or disable energy measures in 
the planning and design of renovation projects? 
 

I am also studying how the relations and influences between the middle and the 
other levels affect the enabling or disabling of energy measures. My study is to test the 
usefulness and applicability of my analytical framework, the middle-out perspective for 
analysing the project perspective combined with a practice theory approach 
investigating the meeting practice and how energy is handled at the meetings. 

 

Broadly speaking, I study energy and buildings. Thereby, I focus more precisely 
on building renovations and how energy is handled. There are many studies focusing 
on technical and economic aspects. My study, however, belongs to the non-technical 
realm. I frame my study mainly with social science and interdisciplinary approaches. It 
relates to studies taking an interpretivist approach and I am telling a learning story. 
Further, my dissertation fits into the broad framing of science and technology studies 
(STS). Earlier social science studies often concentrate on the tenants or homeowners 
(users or occupants). There is a lack of earlier social science studies focusing the 
professionals and technology (installations that are later used by the occupants), which 
is the focus for this dissertation.  

 

The buildings that were to be renovated were built in the 1950s and 1960s and 
have similar issues, such as worn and weathered façades, poor window performance, 
indoor temperature variations and issues with the ventilation. 

Stångåstaden has formulated the 25-25 energy goal, which means that they want 
to reduce their amount of purchased energy by 2025 by 25% compares to 2011 levels. 
Also, a new energy group has been formed within the company to watch over energy 
issues. However, as it is today, their roles are not clearly defined yet.  

The project group of the planning and design phase representing the middle 
consists of internal and external professionals. External consultants – architects, 
HVAC, electricity and fire security experts – are contracted for the planning and design 
meetings. Other consultants may also be involved, such as a construction consultant, a 
sound consultant or even an energy consultant. Different kinds of internal employees 



are also part of the project group, including a project leader, a renovation coordinator, 
a rent negotiator, an area manager, and HVAC and electricity experts. Additionally, 
there may also be a trainee, an energy manager or a manager of renovation projects. 
The project group members plan and design the solutions and measures regarding 
energy efficiency for the renovation. 

The investment group comprises the CEO, business area manager, economist, 
administrative manager, tenant manager and real estate manager. They have an 
influence on the planning and design phase too, with their orientation decision, which 
is taken at the beginning of a project in order to give a first approval of the budget, and 
at the end of the phase they give the final investment decision. The investment group 
represents the top. They make the budget decisions concerning the energy efficiency 
measures for the planned renovation project. 

At the bottom are the tenants as well as the Swedish Union of Tenants. The 
tenants’ everyday lives are influenced by decisions taken by the middle and top, for 
instance, the installation of energy efficient appliances. Further, they could serve as a 
source for a problem inventory and for information that can be useful during the 
planning and design of the renovation. The Swedish Union of Tenants has a certain 
power to influence energy efficiency measures; for instance, they have long been 
against IMB and have been stopping or slowing down development in that regard. 
During the planning and design phase there are also two meetings with the tenants, to 
inform them possibly to get some feedback (e.g., a problem inventory) and to get their 
signatures for the tenant agreement, allowing the housing company to conduct the 
renovation. The Swedish Union of Tenants usually also represents tenants at the tenant 
meetings. 

In RP1 and RP2, four measures were installed, namely, HRV ventilation; 
supplementary insulation, walls; supplementary insulation, loft and new windows. The 
two buildings in RP3 each received two measures; in one, supplementary insulation for 
the walls and new windows were installed, and the other received HRV ventilation and 
new windows. 

Due to the introduction of the 25-25 energy goal, and the fact that the renovations 
were supposed to be energy renovations, I wanted to investigate what the involved 
middle professionals thought was important to achieve with a renovation and how much 
energy efficiency was included in the respective renovation projects. Regarding the 
view among the middle professionals, there were different opinions on what is 
important to achieve with a renovation. Still, energy efficiency was second-most often 
mentioned. However, it should be emphasised that it was more often mentioned by the 
external consultants than by the internal employees. It could simply be because it was 
already seen as self-evident by the internal employees to include energy efficiency 
issues in the renovation, or that the focus on energy was still so new that it was not yet 
embedded into people’s everyday work. In general it was highlighted by almost all 
interviewees that questions of energy efficiency and energy saving had become more 



important. Nevertheless, there were middle professionals that thought energy efficiency 
and energy saving questions were not involved much or even at all. There seems to be 
a trend towards putting more focus on energy aspects. 

A main result is that the studied meeting practice did not appear to be much 
changed and energy did not yet play a major role. Using a practice theory approach for 
studying a meeting practice can help to understand what hinders the uptake of energy 
measures and thereby learn how the practice could be changed so that a more 
sustainable built environment can be achieved. This approach can help in explaining 
why a meeting practice is difficult to change regarding energy measures, and can show 
that it is possible for a practice to persist due to practice memory and its structure. 
However, despite a practice memory, it is still possible to achieve change. The 25-25 
energy goal has been introduced, but many external consultants did not know about it. 
The middle professionals simply did what they have always done. Despite more 
rhetorical focus on energy, the meaning and engagement in the meetings had not 
changed yet. Technology played a central role; it took over the meetings and discussions 
related to installation technology (e.g., where to place the shafts) were often prioritised 
over other issues, such as energy efficiency.  

Regulations and standards that need to be followed were never really discussed at 
the meetings, although they played a major role. Everyone has a tacit knowledge about 
these and an understanding that they are to be included in their work. There were no 
goals formulated for each building regarding by how much energy use should be 
reduced after the renovation. On a tacit knowledge basis, the BBR requirement was 
followed, presumably with standard calculations done. Financial rules and guides 
played an important role too; for instance, if the pay-off time is less than six years, the 
middle can select any (energy) measures. Economic restrictions came mainly from the 
top, but the middle considered them to be too much. It was common for the middle 
simply to use the same solutions repeatedly, based on their aggregated knowledge about 
the buildings and the standard energy measures they used. It was possible to estimate 
roughly the extent to which they could reduce energy use with. Rules of thumb and 
tacit, aggregated knowledge were valued more than defining goals, doing energy 
calculations and evaluating different alternative fittings for a specific building. 

I also addressed the role of the top, the investment group, and the bottom, the 
tenants and the Swedish Union of Tenants, and looked at what influence the middle has 
upwards to the top and downwards to the bottom. With this I wanted to capture the 
entirety of the planning and design phase of the renovation process, as the middle, 
together with the top and bottom, does play a major role for the outcome of the 
renovation projects. Everyone plays their part. The aim was to show how the different 
professionals or other actors influence different energy efficiency or saving questions 
in the planning and design phase and why. 

The investment group often restricts and thus disables energy efficiency or saving 
measures because of their economic considerations. Yet, the financial aspects were 



commonly black-boxed and also fluid during the renovation process. Furthermore, the 
argumentations for the financial issues changed shape and transformed during the 
process. The role of the investment group is, at the beginning of the planning and design 
phase, to give an orientation decision in order to give approval, confirming that the 
current work and suggested measures are reasonable. At the end of the planning and 
design phase they take the final investment decision. For all the projects I studied, the 
orientation decision had an impact on the process and could possibly change the plan 
and suggested measures of the planning and design phase quite a lot. The work of the 
planning and design phase and the orientation decision can be an iterative process, 
possibly even going back and forth several times between the project group and the 
investment group. The overall task of the investment group was to make decisions on 
financial matters related to the renovation project. It is interesting to look at the 
reasoning of the investment group when it comes to promoting or rejecting energy 
efficiency or saving measures. It can be viewed as problematic that the investment 
group is not part of the project group’s discussions and therefore lacks detailed 
knowledge about those discussions and argumentations when it comes to making 
decisions about implementing measures. The project leader serves as a link between the 
project and investment groups. S/he presents the results and ideas of the project group 
and has the chance to put forward arguments for the implementation of certain 
measures. Looking at the investment group, one can see that they all share a strong 
financial perspective. Furthermore, it is said that the current CEO focuses more on 
economic and financial aspects than her/his predecessor did. The project group has the 
opportunity to choose any measures as long as the pay-off time is less than six years. 
Yet, during the interviews I got to know that the way the investment group calculates 
pay-off time is rather pessimistic compared to the practice of other housing companies 
(even according to them). The investment group would need to find a new formula to 
calculate pay-off times that allows more energy efficiency or saving measures to be 
taken up for the renovation projects. This assumes that if the company truly intends to 
focus on energy measures things would need to change. It is now rather company that 
can be categorised as a “Strict Profit Maximising Company”, as its focus would be 

incompatible with such a goal. 
In relation to the top, I also showed the upstream influence of the middle to the 

top. This I could clearly show with the example of the replacement of the heating system 
in one of the renovation projects. The professionals in the middle initially suggested 
replacing the heating system as it was already quite old, and keeping it would be a high 
risk factor; it would be irresponsible to keep it when such a big renovation was being 
done anyway. However, in its orientation decision, the investment group rejected the 
suggestion to replace the heating system due to economic considerations. As a result, 
the project was then delayed for several months while discussions took place. A few of 
the middle professionals tried to actively change the minds of the investment group 



members. In the end, the investment group did change their opinion and the heating 
system was replaced. 

The tenants and the Swedish Union of Tenants represent the bottom in my case. 
During the course of the planning and design meetings, the tenants were invited to 
participate in two tenant meetings. At the meetings the tenants are mainly informed 
about the renovation and related issues, such as a rent increase or the need to sign a 
tenant agreement. The tenants have the opportunity to raise issues and concerns they 
have regarding the upcoming renovation. At the first meeting the tenants may also fill 
in a survey where they can express their wishes and concerns about the renovation. The 
tenants can also potentially serve as a problem inventory source. The results of the 
survey are also looked at and discussed later at the planning and design meetings. At 
the tenant meetings no energy-related issues were discussed. Also, the interviewees who 
were in contact with tenants said that the tenants themselves stated that energy issues 
were not something they were paying attention to. During the interviews with the 
tenants I found out that they thought that they could only influence small things, like 
cosmetic concerns or things they pay for themselves. None of the interviewed tenants 
said that they had asked for energy efficiency or saving measures. The attitude towards 
energy efficiency or saving measures was in general positive; however, not everyone 
would want to pay for them. The tenants also did not know about the 25-25 energy goal 
of the housing company. Regarding the quality of information the tenants received from 
the housing company, they were rather ambivalent. The Swedish Union of Tenants is 
there to represent the tenants. In the planning and design phase, they should participate 
at the tenant meetings (although they never did in the meetings that I observed) and they 
do the rent negotiations. The Swedish Union of Tenants looks at rent questions and can 
be a bit sceptical towards energy efficiency measures as there is a risk that their 
implementation will be paid for in higher rents. They have, for instance, been 
consistently working against the use of IMB in Linköping. 

A downstream influence from the middle to the bottom could also be observed. 
With the decisions made during the planning and design phase, the middle professionals 
affect the living situation of the tenants, such as the layout of the apartments, what 
materials are used or the type of appliances that are installed. Additionally, depending 
on the level of ambition of the project group, they might affect the rents as these are 
related to the cost of the renovation. When it comes to rent negotiations, the rent 
negotiator, who is a middle professional, is in charge of negotiating the new rents with 
the Swedish Union of Tenants and might have a strong impact. 

Sideways influence can be mainly seen in the middle professionals adding yet 
another project to their experience base and aggregate knowledge on energy measures 
and buildings. Knowledge and ideas on energy measures have the chance to spread to 
the side. 

 



In my research I have followed three planning and design phases of renovation 
projects of the municipal housing company Stångåstaden in Linköping, Sweden. I did 
a case study, seeing the housing company as one case with three different examples of 
renovation projects. Within my case study I did 34 semi-structured interviews with all 
actors in and related to the planning and design phase (the building professionals at the 
meetings, the investment group, and a representative of the Swedish Union of Tenants). 
Additionally, I have material from 39 telephone interviews with the tenants themselves. 
Also, I participated in the planning and design meetings (16) as well as the tenant 
meetings (5). Further, I analysed documents produced by the housing company related 
to the planning and design phase. 

 

As a theoretical approach for the analysis of my empirical material I chose the 
middle-out perspective, focusing on the building professionals of a renovation process. 
I investigated how these middle professionals dealt with energy-related questions for 
the planning and design of a renovation. The middle-out perspective helps to put 
emphasis on the building professionals in the middle, in contrast to the commonly used 
top-down or bottom-up approaches. I see the building professionals forming the project 
group at the planning and design meetings as the middle, the investment group as the 
top and the tenants and Swedish Union of Tenants as the bottom. I used the approach 
from a between-organisations perspective, as originally intended, at a company level, 
thus, within an organisation, however with between-organisations elements since, for 
the project group, external consultants are contracted for the planning and design and, 
additionally, the tenants and the Swedish Union of Tenants play a role too and are not 
part of the company either. The middle professionals have the possibility to enable (or 
disable), aggregate or mediate energy efficiency measures during the meetings of the 
planning and design phase. The middle also has the agency and capacity to influence 
the top and the decisions made there, and also to direct influence to the bottom as well 
as to the side, such as to other building professionals, the construction industry or future 
projects. Furthermore, I used a practice theory approach in order to investigate why 
energy measures are enabled or disabled by the middle professionals. Therefore, I 
studied the meeting practice in relation to how energy measures are handled by the 
middle professionals. I used the four defined elements holding a practice together. The 
first element, engagements and meaning, refers to what the reasons for renovation are 
and if energy (or innovation) plays a role as well as what role the 25-25 energy goals 
plays. Technology was the second element, where I discussed the role of technology in 
the meetings and concrete energy measures. I continued by analysing the explicit rules 
element, as well as explicit goals and guides that are relevant to follow for the planning 



and design. The final element is the know-how and habits that influence the selection 
of energy measures in the planning and design phase. 

I have studied the planning and design phase for renovations of multi-family 
apartment dwellings with the purchaser Stångåstaden in Linköping, Sweden. This 
situates my thesis in a certain time and place. At the planning and design meetings, 
different professionals from different organisations come together, forming a temporary 
coalition of the project group. The professionals that come together bring their own 
work practices and different opinions, knowledge and expertise on how to handle 
energy aspects. However, they meet over and over again in this and similar 
constellations for other projects, and the meeting practice can be seen as repeatedly 
enacted. I studied how and why energy measures are enabled or disabled by the 
professionals in the middle with the help of the elements holding a practice together. 
This helped me not only to investigate the possible uptake of energy measures but also 
why it takes time and effort to reach a meeting practice focusing on energy or to 
translate a goal into a practice. 

My analytical framework makes it possible to highlight the professionals in the 
middle and their meeting practice in relation to energy. This model allows me also to 
discuss how different groups of professionals and other actors have influence over 
energy efficiency and saving measures on different levels (top, middle, and bottom) in 
the planning and design phase of renovation projects. 

 

The studied renovation projects were said to be renovations with an explicit goal 
of reduced energy consumption. Yet, after following the planning and design phases it 
can be concluded that energy was not handled in the expected way nor was it included 
to the extent expected. Energy efficiency has been identified as the second-most 
common goal given by the middle professionals when asked what they wanted to 
achieve with a renovation (after having a good standard for the tenants). Interestingly, 
there were different views on whether energy efficiency was part of the renovation or 
not. Some middle professionals thought it was considered, some said it was considered 
more than before, some thought it was not really considered or not considered at all, 
and some did not know. Many saw it as an important goal, but how much energy 
efficiency was actually included is not a simple and clear question to answer. Energy 
aspects seem to have gained more importance, though, and more emphasis has been put 
on energy by the housing company since 2011 (25-25 energy goal and the energy 
group), but often energy efficiency is still used more in a rhetorical sense. Energy 
remains rather elusive during the planning and design of the renovation. For instance, 
the employees of the housing company thought the external consultants knew about it 
and were working actively towards it, but most did not even know the goal existed. I 
had expected that measurements on energy consumption would be taken, then a clear 



goal would be defined for each individual building, also in relation to the 25-25 energy 
goal, and then different alternatives would be evaluated with the help of different kinds 
of calculations. None of that took place. Rather, experience and aggregated knowledge 
on energy measures and buildings from previous projects were valued. Further, the 
energy group has not managed to establish themselves and has not yet influenced the 
planning and design much. Moreover, the housing company themselves said that they 
calculated energy measures rather pessimistically, which means that, often, energy 
measures are not selected. Also when it comes to rent and energy measures, things are 
not entirely clear. Overall, one can say that a clear way of handling energy aspects and 
measures has not yet been established. The company is more focused on maximising 
profit, and the little extra, for energy, often falls short, even though many employees 
within the company lobby for it. Energy use is also not obviously followed up. The 
BBR requirement has to be met, which is defined with clear calculations and should 
thus not be more than 90 kWh/m2. But how much the buildings consume as of 2017, 
two to three years after the renovation, we do not really know, this was apparently not 
important to communicate to us. 

A plurality of goals might add to the difficulties. There is the rhetoric about the 
25-25 energy goal, there are financial goals and restrictions to keep the price low, and 
there are no specific numeric goals regarding how much an individual building’s energy 

use should be reduced. The goals are somewhat contradictory and sometimes work 
against each other, and they do not encourage a clear focus on energy. 

The analytical framework of using a combination of the middle-out perspective 
and practice theory (even differently from how they were intended to be used) shows 
great potential to increase understanding of the energy efficiency gap, and it is 
suggested that it be used in future research. 
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This section, appendix A, gives an overview of different kinds of rules, regulations and laws relevant relevant 
for the construction of new buildings as well as renovation of existing buildings. Renovation projects are guided and 
governed by different types of directives, rules, laws and regulations, and thus I present those of relevance for the 
Swedish building sector and especially for renovations in Sweden. These were rarely mentioned during the planning 
and design meetings in my case study but were there as tacit knowledge as everyone knew about them and worked 
with them. 

There is a considerable energy saving potential in the large stock of existing buildings not least since the amount 
of existing buildings widely surpass that of new buildings in most developed countries.  Still most regulations and 
instruments are focused on construction of new buildings. However, lately policy attention has increasingly focused 
on the building stock but standardized routines, policies and regulations for renovation projects still lack.   

Some of the most important Swedish laws in the construction context are the Planning and Building Act (‘Plan 

och bygglagen’, PBL) and "Buildings Act" (‘Byggnadsverkslagen, BVL) (actually: Law on Technical Requirements 

for Construction and more). Corresponding regulations are the Planning and Building Regulation, PDB, and the 
Buildings Ordinance (byggnadsverksförordning, BVF). The regulation authorities pertaining to these two laws are the 
National Board of Housing, Building and Planning’s Building Regulations, BBR, and the National Board of Housing, 
Building and Planning’s construction Regulations, BKR.  

In short, The PBL, Planning and Building Act, contains regulations of relevance for renovations as regards 
municipal planning of land and water, building permit, demolition and ground permit and supervision and inspection 
of construction work. In the PBF, Planning and Building Regulation, regulations for how to apply the PBL are given. 
The BVL, Buildings Act includes several areas like technical requirements for construction work (for example, 
carrying capacity, fire safety, hygiene, noise, energy and water management, and accessibility for disabled); 
construction products (as regards suitability requirements, labelling, supervision, etc.): function testing of ventilation; 
approval and control of production of building materials and constructions, etc. BVF (Byggnadsverksförördningen) 
contains regulations for the application of the BVL. Especially there are the different requirements developed for the 
construction and building products. 

Energy requirements are included in the BBR, the building regulations of the National Board of Housing, 
Building and Planning (Boverkets byggregler, BBR) include and it was updated in 2015.  

These regulations include rules for buildings in many different fields, like accessibility, (fire) security, health, 
noise and environment, and finally energy. The latter is of special importance for my study on energy efficiency and 
reduction in renovation projects. The BBR says that the specific energy use for multi-family dwellings in the climate 
zone of Linköping is limited to 80 [kWh/m2 Atemp and year].485 

The EU has decided on more directives related to energy, namely the Energy Performance of Buildings 
Directive, the Ecodesign Directive, the Energy Labelling Directive, the Energy Efficiency Directive, Energy 
Declaration for Buildings which stimulate energy reducing measurements.  

The Energy Performance of Buildings Directive486 set the minimum requirements for energy performance 
in buildings and the requirement to perform energy declarations.487 Eco-design and energy labelling requirements are 
product specific EU regulations and are both immediately applicable in the EU member states.488 The Ecodesign 
Directive487F489, regulates the level of energy efficiency required for products like fridges, freezers and washing 
machines for the EU markets and the most inefficient products are banned.490 Also, boilers run on electricity, gas and 

                                            
485 See also http://www.boverket.se/sv/ (2016-02-24); http://www.boverket.se/sv/byggande/ (2016-02-24) 
486 The Energy Performance of Buildings Directive (2010/31/EU). 
487 See also Swedish Energy Agency, Energy in Sweden 2012. (Report et 2012:75. Eskilstuna, 2013, p.19. 
488 See also Swedish Energy Agency, Energy in Sweden 2012, loc. cit, p.19. 
489 The Ecodesign Directive (2009/125/EC). 
490 See also Swedish Energy Agency, Energy in Sweden 2012, loc. cit, p.19. 



oil, heat pumps, water heaters and storage tanks are also covered by the Ecodesign Directive and Energy Labelling 
Directive since the 26 September 2015.491 Further, consumers can gain knowledge about how energy efficient a 
product is from energy labels which are specified in the Energy Labelling Directive492.493  

The aim of the Energy Efficiency Directive494 is to encourage improved energy efficiency. Requirements on 
the renovation of buildings and measurements as well as billing of electricity, natural gas, district heating, district 
cooling and hot water for domestic customers is regulated with this directive. There are specific renovation demands 
and requirements for public sector buildings with the intention for them to serve as good examples. Good energy 
performance should be considered when public sector buildings are to be renovated.495  

There are additionally Swedish regulations for energy declarations for buildings found in The Energy 
Declaration of Buildings Act (2006:985). An energy declaration informs about how much energy a specific building 
consumes. The aim with the declaration is to promote efficient energy use and a good indoor environment. The 
National Board of Housing, Building and Planning develops rules on energy declarations and oversees the energy 
declarations and the independence of the experts who are legitimized to judge the energy use of buildings.496 The 
energy declaration of buildings includes information on the heated area of the house (Atemp), the energy use for heating, 
comfort cooling, domestic hot water as well as building electricity building, additionally it contains proposals for 
actions to reduce energy consumption, if the energy expert has suggested such. Furthermore information if radon 
measurement were performed or not is included, and if so, the measured value.  

The energy declaration contains other information about the heating system and ventilation system in the 
building. The energy performance (energiprestanda) is described in the declaration as energy use. Energy performance 
is a measure of how much energy is used on heating, comfort cooling, domestic hot water and for the building’s 

electricity. All energy used for a whole year is added together and divided by the house's heated area. The result is the 
number of kilowatt hours (kWh) consumed per square meter (m2). The energy performance is expressed in kWh / m2 
per year. In order to facilitate a comparisons between different buildings, there is a system of classification of energy 
performance available since 1 January 2014. The classification is designed as a scale from A to G, where A is the best 
class. The energy declaration is done by an independent expert commissioned by the owner and is valid for ten years.497 
Consequently, the electricity used by the households for white and brown goods and small electric appliances are not 
included in the energy declarations. 

  

                                            
491 See also Swedish Energy Agency, Energy in Sweden 2014. (Report) ET015:19. Eskilstuna, 2015, p.15. 
492 The Energy Labelling Directive (2010/30/EU). 
493 See also Swedish Energy Agency, Energy in Sweden 2012, op. cit, p.20. 
494 The Energy Efficiency Directive (2012/27/EU). 
495 See also Swedish Energy Agency, Energy in Sweden 2012, loc. cit, p.20. 
496 See also http://www.boverket.se/sv/byggande/energideklaration/, accessed 2016-02-24). 
497 See also http://www.boverket.se/sv/byggande/energideklaration/, accessed 2016-02-24); see also Swedish Energy 
Agency, Energy in Sweden 2012, loc. cit, p.20. 



 Background: how long have you been at the Stångåstaden? 
 What are your main tasks? 
 What is your role in the renovation projects? 
 What is the investment group doing? 
 How often do you meet? 
 When are you involved in the renovation process? 
 What happens when you get involved? 
 Regarding the need for renovations, what do you think overall about energy, the environment, 

economy or issues of comfort in renovations? 
 Stångåstaden has the 25-25 energy goal – what does the implementation plan for that goal look like? 
 Energy measures are often not profitable in the short run, but in the long run, how do you think and 

reason about the pay-off time? 
 Are there different renovation goals for different areas? (renovation often means higher rent) 
 What does a project leader do if s/he is not satisfied with the investment group's decision? 
 What would be an alternative to an investment group? 
 The investment group seems to have an incredible amount of influence; do you agree with that? 
 What happened with the heating system in [the renovation project] and what is happening now in 

RP3? 
  



This is a summary of all of the interview guides. The questions were adapted to the respondents, their 
roles and where they were working. Some sections of questions did not need to be used with all respondents. 
For instance, not all were in contact with the tenants. As I described in the method chapter, there was 
flexibility in both the wording of the questions and the order in which they were asked. 

 

Introductory questions and questions about the current renovation process 
 What is your job/position at […]? What are your responsibilities? (what does that mean? questions 

regarding position, background and education) 
 How long have you worked at […]? 
 Is this the first time you have been involved in a renovation project? 
 What is your position/role in the renovation project? 
 What do you think about the renovation process so far? (Are you satisfied with the results you have 

accomplished so far?) 
 What do you think is important in the renovation process, what is it that you want to achieve with a 

renovation project? (possible suggestions if needed: good housing standards, building regulations, 
having a good façade…, good aesthetics/beautiful, reduce energy consumption, more energy 

efficiency and so on) 
 How will the renovation project now continue? 
 How many renovation projects have you been involved in, in the past year? 
 Is this renovation project in some ways different from the other projects you were involved in? 

(How?) 
 What project leaders did you work with? 
 Do you think the planning and design phase differs a lot with different project leaders? (Or is it the 

same?) If so, how? Is it (un)surprising that it looks different? How? Why?) 
 How much are energy issues (energy efficiency/saving) taken into consideration in this renovation 

project? (Now more than usual? Always the same?) 
 Do you have a specific target for reducing energy consumption, such as -20% or -30% from the 

current use? (Or is it just to make it better?) 
 
Actors 

 How would you describe the consultants' roles in the process? 
 Who has the most influence? (Can you describe the participants’ relationship to each other? What 

is the role of the architects? What is the role of the HVAC consultant? Fire? (And so on) 
 Do you feel that you have enough influence on building design? 
 Is it always the same consultants who are involved? (Have you worked with any of them before? 

Who? How often? How to does the collaboration work?) 
 Are you satisfied/happy with the work of the consultants? 
 Would you say you lack any specific competence/expertise in the project so far? 
 Do you think it is good to have a dedicated energy consultant who makes energy analyses and 

calculations, or would that not be necessary? (In one of the renovation projects there is an energy 
consultant, but there is not in the others.) 
 

Questions about tenants 
 How much contact do you have with the tenants? 
 What can a tenant do before a rebuilding/renovation? How much influence can they have? 
 Can you describe the tenants’ role in a renovation process? For what issues is there tenant influence? 

Can they decide what actions should be implemented or not? 



 What do you think about tenants’ level of access to information? (Do they have access to the 
information they want? Is there a lack of information?) 

 What is the situation regarding rent increases? How big are they? Is there always a rent increase for 
a renovation? 

 Does it happen that a tenant cannot pay the raise? (Who? How often does that happen?) 
 What happens with the tenants who cannot pay a raise? (Where will they go? Do they receive help?) 
 How much influence do the tenants have regarding their possibility to stay in their apartments? 
 What measures do the tenants usually want to influence? 
 Does it happen often that the tenants say no to a renovation project? If someone says no, what could 

be the reason for it? 
 Are the tenants commonly satisfied or dissatisfied with the result of a renovation? 
 Individual metering reduces energy and water use – what do you think about it? 
 What do you know about tenants’ opinions on individual metering?  
 (If a tenant meeting has already taken place) What do you think about the tenant meetings we had? 

(Have you participated in a tenant meeting before?) Is it normal that not many tenants attended? Or 
was it many? What do you think? Do you think that everyone will sign the tenant agreement? 

 Do you or anyone else from Stångåstaden give information regarding energy to the tenants? (If so, 
what information is it?) 

 Do you talk with tenants about energy? (Do they have questions about energy? Comments? Are 
energy issues important for the tenants? Do they know about Stångåstaden’s 25-25 goal?) 

 
IMB 

 What do you think of IMB?  
 How would you proceed with IMB? 

 
Area 

 Now you are renovating in the inner city, but not, for example, in Ryd or Skäggetorp, is the reason 
the age of the buildings? 

 How do you choose the buildings to be renovated? 
 

Other 
 Is there anything you want to add? 

  



 

 (After) Did you live in the building before the renovation? 
 We called around to your tenants before the renovation of your building – did you or anyone in your 

household respond to our questions last time? 
 What kind of information did you get about the renovation? (Before and/or after) 
 What would you like to influence for a renovation of the building? 
 Do you feel that you could affect the issues you want to influence? 
 Have you tried to influence Stångåstaden with respect to any decision? (Which? How? After: If yes, 

has it helped? Have they taken your views into consideration?) 
 Did you participate in the tenant meeting(s)? What did you think about the tenant meeting(s)? 
 Stångåstaden has the goal to reduce energy use by 25% by 2025. Did you know that? (Do you get 

information about 25-25 goal?) 
 Do you know if Stångåstaden will/did implement energy measures in connection with the 

renovation? (If so, which ones?) 
 (Stångåstaden plans to implement measures such as additional insulation (loft/walls), use better 

windows, install energy A-classified appliances and install meters for heat and hot water) 
 What energy measures do you think Stångåstaden should implement in the renovation? 
 What do you think about energy-related measures costing money and possibly increasing the rent? 
 Do you know what Stångåstaden has changed in the building, what measures were implemented (in 

general)? 
 Are there any measures that you think Stångåstaden should have taken in the renovation? 
  



Investment group – management 

Investment group members Code 
Name 

Date Interviewer Number 

Investment group member  IG-1 2014-02-14 JP, KR 1 
Investment group member  IG-2 2014-02-11 JP, KR 2 
Investment group member  IG-3  JP, KR 

 

3 

Investment group member IG-4  JP 4 
Internal consultant (also part of the 
investment group) 

IC-2 

 

2014-01-15 

(same interview 
as below)498 

JP, KR 

 

8 

 
Planning and design phase 

Internal Code 
Name 

Date Interviewer Number 

Internal consultant IC-1 2013-05-15 
2016- 

KR, NM 
KR 

5 
6 

Internal consultant IC-2 
 

2013-05-20, 
2014-01-15 

KR, NM 
JP, KR 

7 
8 

Internal consultant  IC-3 2013-05-15 
2016- 

KR, NM 
KR 

9 
10 

Internal consultant IC-4 2013-0-07 
2013-05-03 

JP, NM, KR 
KR, NM 

11 
12 

Internal consultant IC-5 2013-01-07 
2013-03-04 

JP, NM, KR 
KR, NM 

13 
14 

Internal consultant IC-6 2013-11-08 KR 15 
Internal consultant IC-7 2013-05-08 KR, NM 16 
Internal consultant IC-8 2013-11-08 KR 17 
Internal consultant IC-9 2013-05-10 KR, NM 18 
Internal consultant IC-10 2013-05-08 KR, NM 19 
Internal consultant IC-11 2013-05-15 KR, NM 20 
Internal consultant IC-12  KR, 21 

 
 
 
 
 
 
 
 

                                            
498 I have included this interview in the table for the investment group and internal consultants because this person 
has a somewhat double role and the interview covered the project group meetings and the investment group. 



Planning and design phase 

External Code 
Name 

Date Interviewer Number 

External consultant EC-1 2013-05-23 KR, NM 22 
External consultant EC-2 2013-05-24 KR 23 
External consultant EC-3 2013-05-23 KR, NM 24 
External consultant EC-4 2013-05-13 KR, NM 25 
External consultant EC-5 2013-05-16 KR, NM 26 
External consultant EC-6 2013-05-23 KR, NM 27 
External consultant EC-7 2013-11-26 KR 28 
External consultant EC-8 2013-11-26 KR 29 
External consultant EC-9 2013-05-16 KR, NM 30 
External consultant EC-10 2013-05-08 KR, NM 31 
External consultant EC-11  KR, 32 

 

Tenants, Swedish Union of Tenants 

Interviews Code 
Name 

Date Interviewer Number 

Swedish Union of Tenants SUT-1 2013-02-06 JP, NM, KR 33 
Tenants   September 2013, 

July, August 
2014, Fall 2015 

Ana Stanojcic, 
Josefin Frilund, 
Helena 
Karresand 

 

 
JP = Jenny Palm 
NM = Mattias Nyman/Thorängen 
KR = Katharina Reindl 

  



 

Meeting Date Researchers Number 

Start meeting 2012-11-07 KR, JP  
RP1, (1) 2012-11-14 --- 1 
RP1, (2) 2012-12-12 KR 2 
Informal visit of the building of RP1 2012-12-19 KR, JP  
RP2, (1) 2013-01-08 KR, JP 3 
RP2, (2) 2013-01-17 KR, JP 4 
RP1, (3) 2013-01-18 KR, JP 5 
RP2, tenant meeting 2013-01-23 KR, JP 6 
RP2, (3) 2013-01-31 KR, NM 7 
RP1, (4) 2013-02-07 NM 8 
RP2, (4) 2013-02-14 KR, NM 9 
RP2, (5) 2013-02-28 KR 10 
RP2, (6) 2013-03-20 KR 11 
RP2, tenant meeting 2013-05-06 KR, NM 12 
RP3, (1) 2013-05-21 KR 13 
RP1, tenant meeting 2013-06-12 KR 14 
RP3, (2) 2013-06-12 KR 15 
RP1, (5) 2013-08-15 KR 16 
RP1, (6) 2013-09-04 KR 17 
RP1, tenant meeting 2013-12-02 KR 18 
RP3, (3) 2014-01-15 KR, JP 19 
RP3, tenant meeting 2014-01-21 --- 20 
RP3, (4) 2014-02-05 KR 21 
RP3, (5) 2014-02-28 KR 22 
RP3, (6) 2014-03-12 KR 23 
RP3, tenant meeting 2014-06 KR 24 

 
JP = Jenny Palm 
NM = Mattias Nymann/Thorängen 
KR = Katharina Reindl 

  



Here I present all the documents I had access to for my research. Not all of these were analysed in depth, which 
is described in the method section. (There were updates later on for the building meetings, which I also excluded.) 

 

 
Folders for the renovation projects  

Categories Sub-categories499 

Renovation project 1  

Protocols Protocols (6), noise measurements, information on 
electricity, suggestions on measurements 

Administrative regulations  
CAD files Architect drawings and modelling: façade, plans, sections 
Drawings Architecture, lift, construction, grounds 
Standards Documents related to architecture, electricity, heat and 

sanitation:  
Operating and maintenance instructions 

Time plan  
Tenant questions Tenant agreements 
Quality/Environmental Management Own control, environmental plan, “SundaHus” (healthy 

house) 
Operating instructions Fire prevention, facility, building, HVAC cooling, 

electricity and telecommunications systems, transport 
system, maintenance instructions for the tenants 

Regulatory issues Working environment, construction consultation 

                                            
499 Each contains several different documents, photos, drawings, contracts or descriptions. 



Inspections Preliminary inspections before, final inspections 
  

Tender documents folder for RP1  

Administrative regulations  
Building and room descriptions Architecture 
Fire  
HVAC documents  
El documents  
Lift/Elevator  
Architect drawings Architecture 
Tender forms  

Renovation project 2  

Protocols Protocols 
Administrative regulations  
Descriptions Standards: documents related to architecture, electricity, 

heat and sanitation:  
Operating and maintenance instructions 

CAD files Model files 
Drawings Architecture, electricity, construction, grounds, HVAC 
Time plan  
Tenant questions Tenant agreement, information 
Quality/Environmental Management  
Regulatory issues  
Inspections Architecture 

Renovation project 3  

Protocols Protocols 
Descriptions Architecture 
Administrative authorities  
CAD files Model files architecture, model files El, drawing definitions 

El, model files HVAC, drawing definitions HVAC, model 
files ventilation, drawing definitions ventilation 

Drawings  
Time plan  
Tenant questions  
Quality/Environmental Management  
Operating instructions Fire prevention, facility, building, HVAC cooling, 

electricity and telecommunications systems, transport 
system, maintenance instructions for the tenants 

Regulatory issues  
Inspections Inspection before, inspection after, final inspection 

Tender documents folder for RP3  

Administrative regulations  
Descriptions Architecture, fire, electricity, HVAC 
Drawings Architecture, electricity, HVAC 
Other documents  
Previous renovation project, 2009  



Inspections Inspection before (general), inspection before (building), 
inspection before (air), inspection before (pipes), guaranty 
inspection, final inspection 

Descriptions Fire, tender documents, traffic noise investigation 
CAD files Model files architecture, drawing definition files 

architecture. complementary files electricity, model files 
construction, drawing definition files construction. 
complementary files HVAC, model files HVAC, drawing 
definition files HVAC, commentary files ventilation, model 
files ventilation, drawing definition files ventilation 

Operating instructions Fire prevention, building, HVAC cooling, electricity and 
telecommunication systems, transport system, maintenance 
instructions for the tenants 

Tenant questions Tenant agreement, information 
Quality/Environmental Management Environmental plan 
Protocols Protocols 
Drawings Architecture, electricity, construction, HVAC, ventilation 

 
 

Additional documents received by mail 
Tender documents RP2 (6 documents). 
Overall time plan for renovations 2010-2015. 
Process document for renovations. 
Electricity, district heating, water consumption for the building complexes where the renovation projects were 
located.500 
Stångåstaden, årsredovisning, 2012, 2013, 2014, 2015. 
Stångåstaden, annual report, 2012, 2013, 2014, 2015. 

- 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                            
500 The measurements are per building complex, for several buildings, not one single building. 
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