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1 BACKGROUND

The Turku Student Village Foundation  (TYS) was estab-
lished in 1966 by the Student Union of the University of 
Turku. Later, TYS was joined by the Student Union of 
the Turku School of Economics, Åbo Akademis Student-
kår and other student unions. At the start of the 1980s, 
the City of Turku became a significant background or-
ganisation for TYS. Currently, TYS is a public procuring 
entity as a part of the City of Turku Group. The manage-
ment of TYS involves notable student unions and rep-
resentatives of tenant administration in addition to the 
City of Turku,

As specified in TYS rules, its core purpose is to offer 
rental apartments to students enrolled in secondary 
and tertiary educational institutions in the Turku re-
gion. In addition to this, TYS also offers rental apart-
ments to graduates and other youth, as well as inter-
national students and researchers.

For TYS to serve its core purpose, it purchases and 
constructs aptly-located and reasonably-priced 
properties and apartments with necessary additional 
spaces, within its financial resources.

TYS provides housing for approximately 7,000 stu-
dents, 1,600 of whom are exchange students or inter-
national students working on a degree. TYS has nearly 
4,900 apartments in total.

TYS’ operations are directed by its rules, the Founda-
tions Act of Finland, the group instructions of the City of 
Turku, and the decisions and instructions of the Hou-
sing Finance and Development Centre of Finland (ARA). 
TYS is a non-profit organisation. TYS advances its sta-
tutory purpose by practising its statutory operations, 
which is how it produces added value for its interest 
groups. This leads to a reasonable rent level and great 
price–quality ratio in TYS’ apartments.

Planning, implementing and updating the strategy 
process

The objective of the strategy process was to prepare 
a new strategy for TYS to direct its plans in the coming 
years.

The work on the new strategy started in March 2016, 
and it was finished in November 2016. The board of 
TYS approved the strategy on 8 December 2016. TYS 
executive group and work committee formed the core 
group who worked on the strategy. During the process, 
we interviewed the TYS board and delegation, the entire 
staff, as well as the representatives of the City of Tur-
ku, University of Turku, Åbo Akademi, Turku University 
of Applied Sciences, student unions, and tenants. Du-
ring the preparation of the strategy, we also consult-
ed Timo Kultanen, PhD in Leadership Psychology, from 
Kultanen Self Management.

The board of TYS approved updates to the strategy on 
24 August 2018 and 17 September 2019.

CURRENT STATUS

Apartments and tenants

At the end of 2018, there were 6,426 tenants in the 
apartments of the Student Village Foundation of Tur-
ku. There were a total of 4,726 rentable apartments, 
of which 3,056 were studios, 1,319 were two-room 
apartments, 324 were three-room apartments, 25 
were four-room apartments and 2 were shared apart-
ments for six people.  Shared apartments make up only 
12% of the available housing at TYS, whereas other 
Finnish student housing organisations have shared 
apartments make up 25 to 40% of their housing supply. 
The number of shared apartments has been reduced 
during the modernisation of buildings, for example by 
turning them into studios and selling buildings that 
consisted primarily of shared apartments. All new buil-
dings being constructed or planned will primarily con-
sist of studios.
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Tenants living alone inhabited 57% of all our housing, 
while families inhabited 43% of it. In 2018, TYS hou-
sed approximately 1,595 international students, from 
more than a hundred different countries, on average 
every month. There is a specific quota for international 
exchange students: in 2018–2019, it amounted to 350 
housing spots.

The occupancy rate of TYS apartments increased du-
ring 2018 compared to a few previous years. The eco-
nomic occupancy rate was 97.6% (97.4% in 2017), whi-
le the functional occupancy rate was 97.2% (96.8%).

Over 6,600 students apply for a TYS apartment every 
year. The turnover rate for student apartments is high: 
the average stay is 2.2 years long. The highest number 
of tenants move in at the start of the autumn semester. 
During this season, approximately 1,000 new students 
and a few hundred international exchange students 
move into TYS apartments.

In 2018, TYS buildings also housed six daycare cent-
res, a grocery shop, a restaurant and the offices of the 
Student Union of the University of Turku, along with its 
sub-associations.

Investments

The newest housing location is Aitiopaikka, completed 
in 2019. The construction for the next location, Tyyssija 
in the Student Village, will start in autumn 2019. In ad-
dition, constructing to new buildings, modernisations 
have been made in Haliskylä (2014–2016), Yo-talo A 
(2017), Iltakajo (2016–2018) and Kuunsilta (2019). 

An architecture competition for the locations, pre-
viously an office building (Tyyssija) and a maintenance 
hall area (Kylänkulma), was held in spring 2017. The 
winner for the competition for Tyyssija was SIGGE Ark-
kitehdit Oy with the entry “Emo”, while the competition 
for Kylänkulma was won by Anttinen Oiva Arkkitehdit 
Oy with the entry ”Kaupunkipuistossa”. After the com-
petition, the detailed planning and zoning for Tyyssija 
begun immediately based on the winning entry. The es-
timated cost of the Tyyssija project is 32 million euros, 
and the construction is planned to take place in 2019–
2021.

Administration

The new rules of TYS adhering to the Foundations Act 
were approved in spring 2016, and the Finnish Patent 
and Registration Office verified them in autumn 2016. 
The TYS board consists of 13 members, seven of which 
are appointed by the City and the student unions, whi-
le the six remaining members are appointed by the te-
nants. The board’s term lasts three years. A motivated 
and accomplished board is one of the most important 
pillars in our operations. The TYS delegation has 46 
members. We assess the delegation’s role together 
with our interest groups during the term of the current 
delegation.

Staff

The Turku Student Village Foundation revised its HR 
policy in 2010 when it outsourced its maintenance ope-
rations and maintenance staff (caretakers, repair staff 
and gardeners, 15 people in total) to ISS in connection 
with a business transfer. Moving-out inspections were 
also outsourced in autumn 2017. 

At the time of this strategy update, we had 22 perma-
nent employees. The TYS organisation consists of a fi-
nancial service team, property service team, customer 
service team, and administration. During the strategy 
period of 2019–2022, the number of permanent emp-
loyees may increase moderately. The management of 
TYS will undergo some changes in the near future as 
our Real Estate Manager will be replaced. 

We conduct a staff survey regularly. In the most recent 
staff survey, the average score for TYS as an employer 
was 4/5. 

Finances

The financial status of TYS is stable and there is more 
financial leeway. The turnover of TYS was 26.7 million 
euros in 2018. The balance sheet total amounted to 167 
million euros on 31 December 2018. On 31 December 
2018, loans taken out by TYS amounted to 126.9 mil-
lion euros.  The average interest for loans with interest 
was 0.71% n 31 December 2018.  Most of the loans are 
‘ARA’ interest subsidy loans, the instalments of which 
focus heavily on the final years of the loan term. This is 
why we need to emphasise increasing capital expendi-
ture in the coming years in our financial planning.

Risks

In TYS operations, the most significant risks and un-
certainty factors include a decrease in occupancy 
rate, changes to the government’s subsidy systems for 
housing construction, the continuation of the Founda-
tion’s tax exemption, an increase in interest levels, 
ageing buildings, and the quality and price of construc-
tion. The economic development of both the world and 
Finland as a whole and Southwest Finland significantly 
impacts the operating conditions and finances of TYS.

Property investors entering the student housing mar-
ket will inevitably impact TYS’ position as a lessor, as 
well as the competitive field as a whole, as the supply 
of market-based rental apartments increases.  Becau-
se of the above, our strategy focuses particularly on 
making TYS able to further improve the quality of our 
apartments and develop our maintenance processes 
so that we can meet the needs of tenants in the futu-
re. The changes made to Finland’s housing allowance 
system, with students being transferred to the gene-
ral housing allowance scheme, has decreased the de-
mand for shared apartments and studios with shared 
kitchens. 
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The lower-priced shared apartments located further 
away from the city centre have been particularly popu-
lar among international degree students. Tuition fees 
were introduced in autumn 2017 for some internatio-
nal degree students from outside the EEA. These stu-
dents are usually seeking the most inexpensive hou-
sing option, which is what TYS shared apartments are. 
Regardless, the financial underutilisation rate caused 
by the underutilisation of shared apartments accounts 
for ca. 50% of all of our financial underutilisation rate.  
The universities wish that TYS could arrange housing 
for the constantly increasing number of exchange stu-
dents in one way or the other.  TYS will continue to aim 
to meet these needs, even though housing for exchan-
ge students involves a higher risk of underutilisation 
than other types of student housing.

The government’s decisions on subsidising in-
vestments and loan terms affect the price of construc-
tions, which in turn affects rent levels. The investment 
subsidies granted to student housing account for 10% 
of construction expenses and they can be used to co-
ver the proportion of internal financing of construction 
projects. The remainders of construction projects are 
funded with an interest subsidy loan. The lowest sub-
sidy category of ARA investment subsidies for special 
groups will be increased from 10% to 15%, according 
to the government platform. The motion draft of the go-
vernment has now been circulated for comments.

Constructing and renting the commercial premises at 
Tyyssija is different from TYS’ regular operations. The 
rent income from the commercial premises must also 
cover the costs of these premises, which involves finan-
cial risks. TYS has decided on establishing a separated 
limited liability company for its future commercial and 
office premises. Commercial premises must be funded 
with separate ‘hard’ loans with higher interests than 
those of interest subsidy loans.

TYS is planning extensive investments for the coming 
years. We need to pay special attention to quality ma-
nagement in new construction to avoid extra costs 
caused by construction errors. As our building stock 
ages, there is a risk that we may need to implement mo-
dernisation earlier than planned. A strategy for moder-
nisations is being prepared.

A rapidly-increasing loan amount, along with an inc-
rease in interest levels, would increase financing costs 
significantly. However, it has been forecasted that inte-
rest levels would remain low in the coming years.  We 
have prepared for interest risks with interest protec-
tions and by diversifying our loans by tying them into 
various interest rates.  Fewer than a half of our loans 
are tied to Euribor interests. The State Treasury de-
fined the interests for state-subsidised housing loans 
and annuity loans every year. The interest for annui-
ty loans is affected by changes to the consumer price 
index. Some of the TYS’ interest subsidy loans have a 
fixed interest rate.

According to the current legislation on state-subsidi-
sed housing loans and interest subsidy loans, TYS must 
keep its restricted renting-at-cost operations and ot-
her renting operations separate. ‘Other renting ope-
rations’ cover both housing locations that are free of 
state subsidy restrictions and other types of renting 
operations, such as commercial premises. The profits 
from the renting-at-cost operations must not be used 
to support other renting operations; instead, the pro-
fits from other renting operations must cover their 
own costs. TYS will have a few housing locations in the 
coming years which can be released from the state 
subsidy restrictions.

One of the potential risks to TYS is our reputation being 
damaged because of degradation in the quality of the 
apartments, locations, or services; or negative media 
coverage caused by other reasons.
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2 TYS VALUES

Focus on the tenants

• TYS offers students inexpensive and high-quality 
rental apartments.

• TYS is a non-profit organisation.
• Students’ needs are the basis for all our opera-

tions.
• TYS supports tenants in housing and organising 

their everyday life.
• TYS respects the diversity of its tenants and com-

munity and promotes accessibility in its operations.

Reliability

• TYS is a lasting and stable operator on the housing 
market.

• TYS is a safe lessor who treats tenants and appli-
cants fairly.

• TYS is the market leader in student housing in the 
Turku region.

Innovativeness

• TYS is prepared to use new methods in construc-
tion to advance the use of sustainable materials re-
newable energy forms and conserve energy.

 

• TYS is ready to develop and adopt new services and 
digital solutions to improve customer service and 
increase tenant satisfaction.

Openness and transparency

• The tenant selection process of TYS is based on so-
cial suitability and financial needs with no discrimi-
nation whatsoever. 

• At the start of the autumn semester, new students 
take precedence in tenant selection.

• TYS’ management and decision-making are based 
on openness and transparency.

Partnership

• TYS is an independent operator.
• The partnerships between TYS and its interest 

groups are constantly developing.
• TYS aims to help educational institutions succeed 

and increase Turku’s appeal as a city for students.
• TYS, the City of Turku, educational institutions and 

students all value internationality.
• Partnerships benefit both TYS and its partners.
• TYS is a student’s best partner in housing.
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3 OPERATING ENVIRONMENT IN 2022

Students

Students study increasingly in tutorial groups, and stu-
dies are no longer as tied to a specific time or place 
as before. Old facilities of educational institutions are 
ill-suited for tutorial and information-searching. It is 
still open to consideration how this change in study 
models influences student housing. Tutorial studies 
may increase the need for modifiable spaces in student 
housing locations. Another alternative is building lar-
ge shared apartments for which students of the same 
subject can apply together and where they can exchan-
ge experiences and study together. We need more re-
searched information on the changes to studies and 
lifestyles to support the planning of student housing. 
Larger shared spaces in connection to student apart-
ments will increase the costs of construction and main-
tenance, which is why we need to study the options for 
covering the costs.

Students seek new, high-quality studio apartments in 
city centres and/or in the vicinity of educational ins-
titutions. The demand for older shared apartments is 
decreasing, at least among Finnish students. Some in-
ternational degree and exchange students will likely 
still seek inexpensive shared apartments. The Finnish 
Associations of Student Housing Organisations (SOA) 
will study the impact that changes to student allowan-
ces and housing allowances have on student housing. 
There is construction underway in the surroundings of 
the Student Village, which will also increase the service 
offering in the area.

Other operators in the rental apartment business

The supply of rental apartments on the free market 
has increased, but new rental apartments, in particu-
lar, are substantially more expensive than TYS apart-
ments. It is possible that, in addition to Finnish proper-
ty investors, international investors may also invest in 
rental apartments offered solely to students, as has 
happened elsewhere in Europe and, recently, in Den-
mark and Sweden.

4 MISSION

The Turku Student Village Foundation is a financially 
stable, tenant-focused pioneer that offers safe, indivi-
dual and easy housing to students.  

5 VISION

• New students will be aware of TYS and it will be 
their first choice when applying for an apartment 
in Turku.

• TYS will be a bold and experimental constructor 
and service developer. The apartment distribution, 
housing quality and services of TYS will meet stu-
dents’ demand.

• TYS will be economically strong and able to res-
pond to both short-term and long-term financial 
challenges.

• TYS is on its way to carbon-neutrality by 2029, 
along with other operators in Turku, in accordance 
with the strategy of the City of Turku.

6 OBJECTIVES OF THE STRATEGY

• TYS will provide housing for 25% of students in 
Turku. This means that we will increase our new 
construction so that we may achieve the objective 
of 10,000 housing spots in the long term beyond 
the strategy period.

• Taking care of the building stock will be an essen-
tial part of TYS operations. TYS takes care of both 
its buildings and the vitality of residential areas by 
constructing, renovating, and also letting go of buil-
dings as needed. During the strategy period, TYS’ 
new construction will focus on the Student Village.

• Digitalisation will lead to new digital services and 
operating methods that will make customer service 
easier and increase tenant satisfaction.

• The Student Village will be a part of the new cam-
pus.

• TYS will be a pioneer in environmentally sustainab-
le and climate-friendly construction.

• Our partnerships will involve reciprocity and fair-
ness with interest groups.

7 ROLES AND PARTNERSHIPS OF INTEREST GROUPS

City of Turku as an important partner

TYS is a housing and economic service partner of the 
City of Turku, supporting the City’s strategic goals. 
Excellent operation in land use planning and construc-
tion is essential to TYS. Increasing the volume of new 
construction requires that the City’s land use planning 
allows for a sufficient amount and steady supply of sui-
table plots.

Tenants

Tenants are the most important interest group for TYS. 
Constantly increasing tenant satisfaction is essential 
for our strategic goals. 

Educational institutions

Reasonably-priced and high-quality student housing 
increased the appeal of Turku-based educational ins-
titutions. TYS supports the educational institutions’ 
internationalisation goals by offering housing to inter-
national students in co-operation with the educational 
institutions.

Student unions

From the students’ perspective, it is practical to con-
centrate student housing in the Student Village and 
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campus areas. A high concentration of apartments 
enables tenants to use shared spaces and services ef-
ficiently, close to their homes.

8 FOCUS AREAS IN THE STRATEGY

8.1. HEALTHY ECONOMY

• The economic occupancy rate will be at 97%, at the 
minimum.

• The rent level of our housing will be 15 to 20% 
below market rents (note that TYS rents include 
electricity, water and internet).

• When planning our finances, we will prepare for in-
creasing capital expenditure.

• We will obtain a reasonable return on our financial 
assets.

Our building stock must primarily be located close to 
educational institutions or the city centre. The quality 
of our apartments must correspond to our rent level, 
and apartment sizes must be such that they are easily 
rentable and rents remain low.

The occupancy rate of our apartments is good. Our 
goal is to reach a financial occupancy rate of 97%, at 
the minimum, during this strategy period. We will de-
velop and expedite the apartment inspection process 
so that they may be rented more rapidly. We must also 
develop the repair processes for apartments so that 
apartments may be repaired while tenants are staying 
in them and turnaround times can be shortened. In ad-
dition, we need to improve our renting process so that 
we can respond to applicants’ needs as flexibly as pos-
sible.

Our competition with the private renting market will

intensify as the supply of market-priced rental apart-
ments increases. TYS conducts a regular competition 
and demand survey on the status and future of the ren-
tal apartment market in Turku. Our goal is to maintain 
the rent level of our apartments 15 to 20% lower than 
that of similar open-market apartments in the same 
area with the same rental terms.

The regulations of ARA heavily influence our financial 
planning and investment of our funds. The investment 
work group of our board present proposals to the bo-
ard regarding our funds and debts.

The repayment plans for interest subsidy loans have 
become increasingly front-end-weighted due to new 
legislation. Since the repayment plans for old interest 
subsidy loans and annuity loans are still back-end loa-
ded, we could make extra instalments of 1–2 million eu-
ros per year, out of our cash balance, for our current 
interest subsidy loans, should the very low interest ra-
tes continue throughout the strategy period. Extra ins-
talments would balance the pressure to raise rents in 
the coming years. The alternative is to invest our cash 
balance so that future instalments can be paid on their 
due dates. 

After the investments planned to be realised during the 
strategy period, TYS’ loan amount without extra instal-
ments would be €167 million in 2022 (€126.9 million in 
2018): 

Aitiopaikka (completed in 2019) €25 million 
Tyyssija (2019–2021) ca. €32 million
Kylänkulma (2021–2024) ca. €45 million
Kuunsilta modernisation investment (2019–2021) ca. 
€5.3 million (internal financing of €2.3 million and an 
interest subsidy loan)
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If the planned investments are realised on schedule as 
planned, the sufficiency of our cash balance will pose 
a challenge. We can affect the amount of cash balance 
by deciding against the extra loan instalments mentio-
ned above, by opening a credit account, or by releasing 
investments.

During the strategy period, we will decide on the deve-
lopment of the east side of the Student Village. 

The housing locations Ispuri II–III (estimated moderni-
sation costs: €4 million) and Pilvilinna (€8 million) are in 
need of modernisation. We can release Ispuri II–III of 
the state subsidy restrictions even now, while Pilvilinna 
can be released in 2026. 

These calculations have been made with the assump-
tion that the state’s investment subsidies for student 
housing will remain at 10% of the costs, as specified 
in current regulations. If the government’s intent to 
increase the subsidies to cover 15% of the costs is 
realised, our loan amount for new state-subsidised 
projects will be lower. Our instalments in accordance 
with the loan plans (when taking loans to be withdrawn 
into account with no extra instalments) will amount to 
€5.1–6.2 million/year in 2019–2022. 

A temporary agreement made with the City of Turku 
on a zero-interest loan of €7.6 million expired in ear-
ly 2019. Previously, the loan agreement has been re-
newed once. The original purpose of this loan was to 
cover the losses caused by the operations in the Ikituuri 
conference hotel. The zero-interest loan was replaced 
with a loan for the same amount, with interest, since 
the current regulations binding the City state that a 
new loan cannot be free of interest. The new loan has a 
repayment plan according to which it is repaid starting  
paid starting from 15 February 2022 and ending on 
15 August 2033, with the last instalment amounting to 

€6,406,026.19 (15 February 2034).  TYS may only use 
its ‘free’ funds for the interests and instalments. 

At the time of the strategy being updated, according to 
the current interest forecasts (MuniFin’s forecast on 
Euribor interests), interest rates are expected to re-
main very low, in which case the interest costs would 
cumulatively amount to ca. €4.4 million in 2019–2022. 
Based on these forecasts, the average interest for 
TYS’ loan portfolio would be 0.73% in 2019–2022. 
Even a moderate increase of 1 percentage point in 
interest rates would increase the interest costs cu-
mulatively by nearly €1.8 million. In this scenario, 
the average interest for TYS’ loan portfolio would be 
1.03% in 2019–2022. 

The interest rates for annuity loans are influenced 
by changes to the consumer price index. In both sce-
narios, the consumer price index would increase by 
1% annually. A substantial increase in interest rates 
would affect the costs of our loan portfolio significant-
ly. Both the interest-rate subsidies of ARA loans and 
the interest protection taken out by TYS inhibit an in-
crease in interest rates. The relative share of mainte-
nance renovations and apartment repairs of the TYS 
budget is currently at an established level. 

Rent reviews will be kept at a reasonable level du-
ring the strategy period. TYS’ operations must be suf-
ficiently in surplus for TYS to manage coming years 
without having to raise rents significantly, due to the 
instalments for state-subsidised housing loans and 
interest subsidy loans being at their highest.

Indicators:

• Occupancy rate.
• Rent level vs market rents.
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8.2 INCREASE IN NEW CONSTRUCTION

• We will construct ca. 1,000 new student apart-
ments during the strategy period of 2018–2022 
(Aitiopaikka with 255 apartments in 2019, Tyyssija 
with 186 apartments in 2021, and Kylänkulma with 
350 apartments towards the end of the strategy 
period).

• A majority of new apartments will be small ones.
• We will promote sustainable solutions.
• We will consider giving up housing locations with a 

permanent occupancy rate of under 90%.

Our objective is to construct approximately 1,000 new 
student apartments during the strategy period, prima-
rily in the Student Village or its immediate vicinity. We 
will also look at opportunities to construct on the Tur-
ku Science Park area. State support for construction 
will continue throughout the strategy period, at least 
for housing for special groups (which covers student 
housing, as well).

New construction projects completed, to be complet-
ed or started during the strategy period (2018–2022) 
would be an investment of €100 million in total, at the 
current price level. They would increase TYS’ availab-
le housing area by 26,500 residential square met-
res/160 apartments/year, meaning a total of ca. 800 
apartments would be completed or in construction 
during the strategy period. The projects will be mainly 
funded with interest subsidy loans and investment sub-
sidies from the state. 

A majority of new student apartments will be studios. 
We are prepared to attempt sustainable and archite-
cturally interesting construction in both our new buil-
dings and modernisations of existing buildings. We will 
also seek out solutions that help us conserve energy 
and increase the use of renewable energy. We will also 
actively look for ways to encourage tenants to conser-
ve energy and water.

Potential modernisation projects during the strategy 
period include Ispuri II–III and Pilvilinna, in addition to 
Kuunsilta. 

A strategy for modernisations is being prepared. Cur-
rently, TYS’ new construction focuses on the Student 
Village. We will seek out new renovation solutions that 
are cost-effective while also significantly increasing 
the appeal of both apartments and housing locations. 
Taking care of the building stock will be an essential 
part of TYS operations. TYS takes care of both its buil-
dings and the vitality of residential areas by construc-
ting, renovating, and also letting go of buildings as 
needed. For this to happen, ARA will need to release 
the usage and transfer restrictions on the buildings in 
question. We will consider giving up student housing 
locations where the occupancy rate will likely remain 
permanently under 90%.

Indicators:

• Building 160 apartments per year on average.
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8.3 A VILLAGE AT THE CAMPUS

• New construction will mainly focus on the Student 
Village.

• The campus will have functional walking and cy-
cling paths and public transport connections.

• The Student Village will have more services.

Turku Science Park is a multi-campus entity. It consists 
of the Universities’ Campus, Student Campus (Student 
Village), Health Campus Turku (Turku University Hospi-
tal), Business Campus (Turku Technology Properties), 
the new campus, the Sports Campus and the Campus 
of the Turku University of Applied Sciences. The entire 
area needs to be planned so that it will have functio-
nal traffic connections.This requires both good public 
transport connections and functional walking and cy-
cling paths. The Student Village must have safe and 
high-quality walking and cycling paths, and travelling 
from the Village to the campuses mentioned above and 
to the city centre must be smooth.

The goal of TYS, along with the City of Turku and the 
educational institutions, is to develop alternative plans 
for functional traffic arrangements. The Student Villa-
ge will offer shared bicycles and cars which will sig-
nificantly increase the availability of mobility services 
in the area. The goal of these new services is also to 
reduce the need for building parking areas.

Our objective is to construct new student apartments 
primarily in the Student Village or its immediate vicini-
ty. We will study the construction potential of the area 
between the Student Village and the walking and cy-
cling path by the riverbank. We will also survey the pos-
sibility of joining the deck construction project of the 
Science Park. The east side of the Student Village will 
start to need modernisation during the strategy period. 
The goal is to make decisions on the future of the east 
side during the strategy period.

The commercial services and potential shared ser-
vices offered by TYS to its tenants will be concentrat-
ed in the new office and housing location. The service 
selection will also broaden thanks to the new housing 

location being built in the vicinity of the Student Village. 
We have carried out a survey on the tenants’ service 
needs regarding services offered by other operators. 
We will outline our service concepts based on the sur-
vey’s results.

On the west side, we will only be able to build singu-
lar facilities for shops, offices, restaurants/cafés or 
sports.

With the new land use plan, the construction will focus 
on the east side. 

Indicators:

• We will monitor this annually in connection to the 
strategy being updated.

8.4 MORE SERVICES THROUGH DIGITALISATION

• We will develop real-time means of communication.
• New digital services will reduce the need for face-

to-face services.
• We will use innovations in construction and ser-

vices.
• We will increase visuality in the marketing of our 

housing.
• We will place emphasis on skills related to new te-

chnology when recruiting and training employees.

From the perspective of student housing, digitalisation 
is related to tenants’ changing expectations and the te-
chnological opportunities to better serve tenants. The 
target group of student housing is receptive to digital 
innovations.

TYS is already communicating with applicants and te-
nants solely through digital means. We can further de-
velop our communications by adding chat-type, real-ti-
me mutual communication with tenants.

The apartment selection process is multi-channel, but 
the internet is currently the most-used medium when 
seeking initiative information about an apartment.
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We can increase TYS’ visibility and recognition with the 
help of social media. This will also create us an oppor-
tunity to build our brand with a more relaxed and en-
tertaining approach.

We will study what kind of smart solutions can be inte-
grated into apartments/buildings and how digitalisati-
on can revolutionise housing, renting and maintenance.

The marketing for our apartments will include more 
visual materials. We will also study the possibility of 
using virtual tours.

We will develop the communication skills of our emplo-
yees so that different people can tell the same story in 
their own, personal way. Our recruitment of new emp-
loyees will also focus on skills required by new techno-
logies and employee’s preparedness to develop their 
work and working environment.

Employees’ job satisfaction will be monitored in the fu-
ture, as well. Employees will be encouraged to parti-
cipate in training that helps develop their professional 
and interpersonal skills.

Indicators:

• We will monitor this annually in connection to the 
strategy being updated.

• Employees’ job satisfaction.

8.5 STUDENTS’ FIRST CHOICE

• TYS will be known as the best choice in student 
housing.

• Supply will correspond to demand.
• TYS will know its customers’ needs.

TYS should be the first housing choice in students’ 
minds. This means that all students moving in Turku 
should be aware of TYS and that TYS should have a re-
putation as the best student housing option available.

TYS must monitor tenants’ needs and see to that the 
housing selection remains diverse. There must be sui-
table housing options for people of different ages and 
in different life situations: such as family apartments 
suitable for communal living and short-term accommo-
dation. A quality classification system would support 
this goal. If the condition and quality of the apartments 
was consistent and pre-defined, it would be easier for 
customers to find suitable housing.

Our communications and marketing must reach poten-
tial applicants and people already studying in Turku. 
It is essential to make students aware that there are 
plenty of apartments available outside the start of the 
autumn semester. We also need to find the competiti-
ve edge in student housing, such as fast internet, and 
communicate these to the target group.

Renting an apartment is a significant event in a per-
son’s life, which is why the quality of the service greatly 

impacts customer satisfaction. The customer must feel 
that renting an apartment is effortless and simple.

Similarly, during housing, the tenant should be satis-
fied with things such as telecommunications connec-
tions and maintenance services. Student tenants are 
not satisfied with only having ‘a roof over their head’; 
they also want quality both in the apartment and in the 
services. The services to be developed could include 
peer-to-peer borrowing, in which tenants could bor-
row appliances, such as sewing machines, from each 
other via a digital service.

The board has defined our service promises:

To applicants:

• Together, we will find a suitable apartment for you
 − When you have applied for an apartment, we will 

respond to you on the next business day, at the la-
test

 − Our service advisor will help you select a suitable 
apartment

• New students in the autumn will receive a housing 
offer in three months, at the latest, if the applicant 
has not added any restrictions on their application

 − If an apartment is available, you will receive an of-
fer immediately

 − You may take care of almost all renting-related 
matters electronically

• Our tenant selection criteria are open and trans-
parent

• We are a safe and secure choice for new students

To tenants

• We will respond to you on the next business day, at 
the latest

 − We will serve you in person via our customer ser-
vice, chat, social media, phone, SMS, email and the 
tenant pages

• We will ensure that you have access to an apart-
ment for the entire duration of your studies

• The rent level of our apartments is 15 to 20% lower 
than that of similar open-market apartments in the 
same area with the same rental terms

• We are committed to the values of sustainable de-
velopment in construction and property mainte-
nance

• We design and build our housing with students in 
mind

To tenants moving out:

• You may stay in your apartment for a year after 
you have graduated

• We will return your deposit within a month of the 
expiration of your agreement, unless there are 
matters we need to clarify with you

Rental apartments for students will move on from mass 
production towards mass customisation. For example, 
we will aim to a ‘measure and react’ approach regar-
ding customer satisfaction surveys.
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TYS should develop real-time sensors with which we 
can constantly study the needs of our customers and 
then aim to fulfil those needs.

A ‘measure and react’ organisation identifies custo-
mers’ changing needs and new business opportunities 
as they are and responds to these before they disap-
pear or change again. Finding the right sensors is chal-
lenging: it is difficult for TYS to gain information on thin-
gs that the customer themselves is not yet aware of.

Indicators:

• Needs survey
• Occupancy rate
• Monitoring of the realisation of our service promi-

ses

8.6 BOLD AND EXPERIMENTAL

• TYS will take ecological and economic sustainabili-
ty and climate objectives into account.

• Tenants will participate in the development and tes-
ting of solutions.

• We will try out various technological solutions.
• We will try out shared services.

TYS will pay attention to ecological, social and economic 
sustainability in its decision-making and operations. 
TYS will always focus on solutions that help reduce the 
use of unrenewable resources and mitigate climate 
change. TYS will support its tenants’ opportunities to 
make environmental choices through communications 

and practical solutions in matters such as energy con-
servation and waste management. We will promote cir-
cular economy.

TYS will actively look for and adopt digital solutions that 
can improve housing quality and the level of service of-
fered to tenants or enhance TYS’ own operations.

TYS wants to make use of its tenants’ competence po-
tential and enable tenant participation in the develop-
ment and testing of new solutions, as well as promote 
communality.

TYS will actively keep up with the technological deve-
lopment of its field and pay attention to innovations. We 
will also be willing to test various technological soluti-
ons. TYS will dimension its pilot projects so that the risk 
of failure involved can be tolerated and allowed.

TYS will be a pioneer in environmentally sustainable 
construction, and both its new construction and mo-
dernisation projects will be based on sustainable solu-
tions. TYS will take a life-cycle approach to its construc-
tion and aim for climate-neutrality. TYS will implement 
its locations so that they will also be energy-efficient 
and conserve the environment in the long term.

Indicators:

• We will monitor this annually in connection to the 
strategy being updated.
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8.7 A RELIABLE PARTNER 

• TYS will be consistent and predictable.
• We will actively work on our partnerships.
• Our partnerships will benefits all parties.
• The shared objective of all partners will be to make 

Turku the most interesting student city in Finland 
and the most inspiring one in the Baltic Sea area.

TYS will be a reliable partner for its interest groups. 
Partnerships will benefit TYS and its most important 
interest groups mutually and equally. TYS and its most 
important partners will share the goal of making Tur-
ku a vital and successful student city. This goal will be 
advanced by the developing partnerships of TYS and 
its essential partners. When possible, we will advan-
ce Turku’s infrastructural projects that would benefit 
TYS. 

The partnerships will support the City’s goal of making 
Turku an appealing city for students, one where stu-
dents want to move and also stay after they have gra-
duated.

A student’s chances of getting an apartment they want 
will influence their choice of location. The bold and 
experimental architecture and studio-centred ap-
proach of our new student housing locations may in-
fluence students’ willingness to choose Turku as the 
location for their studies.  

Partnerships will support educational institutions’ att-
ractivity goals: that the institutions would draw stu-
dents from both Finland and abroad. We will support 

this goal by offering high-quality and inexpensive stu-
dent housing. TYS is prepared to participate in the de-
velopment of student packages in which international 
degree students can be offered both studies and hou-
sing as a complete service.

TYS will seek a permanent solution for the housing of 
international exchange students, in co-operation with 
the City of Turku and the educational institutions.

Partnerships with students will be implemented in 
co-operation with student organisations and tenant 
activity organisations and through direct services to 
the tenants. With partnerships, we can develop ser-
vices that increase tenant satisfaction and create con-
ditions for tenants’ leisure activities.

Developing partnerships will benefit both TYS and its 
most important interest groups.

Indicators:

• We will monitor the development of our partner-
ships annually.

9 MONITORING THE STRATEGY

The realisation of the strategy will be monitored an-
nually before preparing a budget and action plan. The 
monitoring sessions may also involve updates to the 
strategy.
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