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1. Introduction  
The transformation of the former industrial site of TMV Nedre Elvehavn into Solsiden 
(“Sunny side”), a new urban hub with office space and shopping mall, a row of dockside 
restaurants, concert scene and new residential blocks is representative of many post-
industrial urban renewal schemes in the last decades of the 20th century. The zoning plan for 
urban renewal of this former industrial site in Trondheim, Norway, was made in the late 
1980s after a long debate on what the content and image of the new urban area should be. 
With the site centrally placed on the edges of the historic urban core with the river as a 
natural divider, the ambition was to transform the area according to urban ideals of 
densification and general accessibility to public space, allowing for a variety of new 
functions while maintaining the character of the site as industrial heritage. The zoning plan 
laid out a significant section of the site as a conservation area, preserving the morphology of 
the former shipyard with its quays and dry docks as well as its historic buildings and a 
selection of outdoor mechanical devices including two large cranes, old fuel tanks and a 
boat ramp, as a backdrop for the areas new use for residence, retail and recuperation. 
 
This report presents Nedre Elvehavn as a case study on planning and governance of cultural 
heritage, and discusses how the transformation of TMV Nedre Elvehavn was influenced by 
planning reform, governance and austerity, and whether the transformation of TMV into 
“Solsiden” has been successful in terms of maintaining and conveying its history and 
character as industrial heritage. Through interviews with various actors involved with the 
site, architects, planners, residents, investors and businesses, the case study explores the 
area’s history of transformation, and what sense of place Nedre Elvehavn conveys or holds 
for its creators, users and residents today. 
 

2.TMV Nedre Elvehavn 
 
2.1 Location of the study area 
 
The case study area of Nedre Elvehavn, which means “Lower River Harbour” lies slightly 
north of Trondheim’s city center, which historically is defined by the peninsula of Midtbyen, 
on the western bank of the river Nidelva. The area is accessible from the city center by three 
bridges, two car bridges on the fringes of the area, and a walking bridge in the middle. 
Immediately east of the former shipyard the main road from the north to the city centre 
runs alongside the shipyard; across the road lies the large area of Møllenberg, a wooden 
residential suburb for worker’s families built in the 1890s, today a conservation area. When 
the shipyard was operative the area was closed off with walls and tall fences, today there is 
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visible and physical access and TMV is perceived and used as an extended part of the city 
centre. 
 
2.2 History and significance for cultural heritage  
 
Setting 
The Nedre Elvehavn site includes three docks and two shipyards, and water is a central 
element in the area as the original docks are preserved as part of the waterfront, with 
common access to the quay. On the east bank of the river two older residential areas, 
Bakklandet and Møllenberg, count among the significant historic suburbs. Both are 
conservation areas today. Bakklandet lies to the south of Nedre Elvehavn, an 18th century 
settlement with small-scale buildings which though gentrification has become an idyllic 
street thriving with small cafes and shops. Møllenberg, a residential area with wooden 
buildings developed largely in the 1890s to meet the housing needs of the workers at TMV, 
was refurbished in the 1880s through local initiative and with contribution from the 
municipal housing program Trondheim Byfornyelse, is today a popular residential area. 
 
A brief history TMV industrial site of Nedre Elvehavn 
The industrial site of Nedre Elvehavn, which in the late 20th century would be developed 
into the area presently known primarily as Solsiden, “the sunny side”, was established 
during the final decades of the 19th century on 5,3 ha of land (Bratberg, 2008). The site, 
which was mostly landfill, was acquired for development in 1886 by Trondheim Mekaniske 
Verksted (TMV), a ship-building company which had outgrown its former site and facilities 
up the river at Bakklandet.  A new shipyard was established in 1892-1895 with four 
beddings for ship building and various workshops housed in low brick buildings 
characteristic of industrial buildings of the age.  In its prime TMV was one of Trondheim`s 
leading industries: in the year 1900 TMV employed 725 workers which made it the country`s 
eight largest company at the time (Ibid.). The dry-docks, cranes and workshop buildings 
stand witness to this significant phase in the city’s industrial history. 
 
Historical significance of the Nedre Elvehavn area 
The current municipal areal plan defines the whole Nedre Elvehavn area as a consideration 
zone, comprising the areas which were developed after the 1987 plan (Trondheim 
kommune, 2013). In the appendix which provides brief descriptions of the consideration 
zones for areas of cultural historic significance, Nedre Elvehavn is summed up in the 
following words: “Shipyard environment from the 1880s and -90s; many of the original 
workshop buildings are preserved. During the past two decades transformed to a modern 
city centre environment, where the old buildings play an important part.”1

                                                            
1 Trondheim kommune ”Hensynssoner utvalgte kulturmiljø” Kommuneplanens arealdel 2012-2024 Vedlegg 5 
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The historical industrial elements in the Nedre Elvehavn area were recognized as heritage 
from an early stage, and when the shipyard shut down there was no debate whether 
historical buildings were to be preserved. Among the stakeholders in the development of 
the Nedre Elvehavn area in the 1980s there was a clear and uncompromised consensus that 
the historic structures from the shipyard should be utilized as assets, in the transformation 
of the area from industry to a new urban area. The reasoning from the architect, developer 
and project manager is similar, along the lines of providing character to the area, ensuring 
an attractive environment, creating a place, and giving “added value”. In retrospect, the 
criteria which are put forward as having been significant in the selection of buildings, 
structures and elements to preserved, may be summed up as historic representation, 
quality, solidity and visual qualities or aesthetics.2

 
  

The existing streets in the area had names appropriate to the areas function 
Fergemannsveien (Ferry-man’s street), Rosenborgbassenget (the Rosenborg basin) 
Værftsgata (shipyard street), Dokkgaten (Dock street). As the area was developed, new 
streets were named with reference to their industrial historic origins, Dyre Halses gate 
(named after Dyre Halse, ship owner, captain and board member of TMV), Beddingen (the 
slipway), TMV-odden (the TMV promontory), Trenerys gate (named after John Trenery, the 
first technical manager of TMV). 
 

 
 
Figure 1: Trondheim city centre. Photo: Wikimedia 2008 

                                                            
2 See chapter 5.4 Professionals sense of place 
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Figure 2: Aerial view of the Trondheim with the peninsula of Midtbyen in the center, outlined by the 
river Nidelva, and the canal and landfill areal of Brattøra in the north. The former industrial site of 
Nedre Elvehavn is situated on the east bank of the river, where the canal meets the river. 
 

  
 

Figure 3: Ship in the dry-dock at TMV, Nedre 
Elvehavn   
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2.3 Challenges for the area 
 
Trondheim city centre 
Trondheim today is the regional capital and a fast growing city, with an estimated 
substantial increase in population over the coming years. Over the past 15 years Trondheim 
has acquired an increasingly urban character, with new building- and area transformation 
schemes in the harbor area and on the fringe of the urban historic core which expands the 
city center beyond the boundaries of the Midtbyen peninsula. The Nedre Elvehavn 
development represented an extension of the city centre with a dense area use, but which 
allowed for much common recreational space and building heights which referred to the 
established consensus of the Midtbyen plan. The first developments at Nedre Elvehavn kept 
heights at five-story, heights which mediated successfully between the old industrial 
architecture and the general Midtbyen skyline. The later developments at Nedre Elvehavn 
negotiated building heights up to seven and eight-story, and were criticized for blocking 
views to the fjord. 
 
Generally, the pressure to densify in the city center poses an increasing challenge to build 
taller buildings on ready land, and this land is found north of the city centre, in the harbor 
area. In a town where two-story wooden buildings still dominate the historic urban core and 
its immediate suburbs, and where newer structures from the 1850s rarely are taller than 
five story, it becomes increasingly difficult to maintain the city skyline, views on the fjord, 
and quality of common space in new developments. 
 

 
 
Figure 4: Aerial photo showing the TMV docks and old industry architecture centre, the first housing 
development in the south, later developments to the north. 
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Nedre Elvehavn 
The Nedre Elvehavn area is fully developed, and in the course of its existence as a 
transformed area, no new building projects have been sincerely proposed, although one 
recent attempt to create a landfill in the dock and build a “signal building” has been 
explored and so far rejected. Commercially and socially, the transformation and 
redevelopment of the former shipyard site is generally considered a success, with thriving 
restaurants, good turnovers for the shopping mall’s tenants, with property prices for 
housing in the high end that have maintained their attraction and position in the market. 
However, the commercial activities have a gradually increasing visual impact on the historic 
structures.  
 
 

 
 
Figure 5: Row of restaurants by the water-filled dock on a summer evening 
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3. Planning reform: Governance and planning of the historic built 
environment  

 

3.1 Evolution of policy 1945 – 2006 
 
Post war urban development in Trondheim 
In the post-war era Trondheim developed extensive urban sprawl. The generous topography 
allowed for a high number of single family homes, an inefficient land use which encouraged 
massive private automobilism. Meanwhile, established industry was kept up by the river 
and harbour and other areas close to the city centre and historic urban core. This provided a 
mix of functions in the central city, but also blocked off larger areas from thoroughfare, as 
well as from development for other purposes. Movements in conservation was mobilized 
partly as a reaction to modernist town planning, partly as activism for inexpensive housing 
in central areas. Major infrastructure and road plans threatened to demolish historic 
wooden neighbourhoods close to Midtbyen as well as sections of Midtbyen 
(Bakklandstangenten). In response to this, demonstrations to preserve historic areas in the 
1970s and early 1980s mobilized broadly among Trondheim’s citizens, and culminated in the 
approbation of a masterplan for city center Midtbyen in 1981 (Kittang, 2014).  
 
The Midtbyen plan regulated a balance between conservation and development in the city’s 
historic urban core and established a consensus for preserving significant historic urban 
environments. The Midtbyen plan was preceded by the designation of the small suburban 
“fisher’s village” of Ilsvikøra as a conservation area, and followed by conservation plans for 
the city’s historic wooden suburbs of Møllenberg (1988) and Bakklandet (1992) etc. (Ibid). It 
was during this phase, when built heritage was recognized and cultivated through 
conservation plans and regeneration schemes, that the first phase of the plan for Nedre 
Elvehavn was developed. 
 
Conservation and regeneration legislation  
A new act on redevelopment of urban areas from 1967 was replaced in 1976 with an Act on 
renewal of urban areas (Kommunal- og arbeidsdepartementet, 1975).  New loans and grants 
for repairing older residential buildings in connection with systematic urban renewal were 
provided, and thus took the consequences of the criticism of the demolition of old urban 
environment. In replacement of the act on redevelopment of urban areas from 1967, the 
act on renewal of urban areas was approved, giving new conditions for development of the 
conservation areas.  
 
The initial plans for the renewal and regeneration of the Nedre Elvehavn TMV area were 
based on the financial incentives allowed by the act on renewal of urban areas. The 
designation of buildings and areas for protection was made possible through the Planning 
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and Building Act of 1965 (Kommunal- og arbeidsdepartementet, 1965). When the process 
for the new zoning plan for Nedre Elvehavn started after 1983, the designation of historic 
structures and building in the areas as a conservation area, according to the possibilities 
afforded by the act, was part of the initial stated intention.  
 
Development of Trondheim’s waterfront and harbour 
Trondheim’s waterfront has a thousand-year history as a harbour, where the major 
developments have happened after the 1880s when the landfill of Brattøra immediately 
north of the city centre was developed the city’s new harbour. Masses from a major land 
slide travelling down river had rendered Trondheim’s old river harbour too shallow for 
larger boats, and during the 19th century harbour activity at the harbour in Nidelva and the 
wharf buildings in Kjøpmannsgata dwindled as the boats moved to the new wharfs in 
Fjordgata, and downstream to Nedre Elvehavn.  The harbour in Fjordgata, facing the open 
fjord, was made possible by the construction of the Olsen pier in 1848, which gave enough 
protection for boats to dock on the northern waterfront, and a new row of wharf buildings 
was constructed here in the second half of the 19th century.  
 
The construction of a new and modern harbour north of the city began in 1878 under 
leadership of town engineer Dahl. A large sand bank was filled up to create new land north 
of Fjordgata, with a canal as divider between the Fjordgata wharfs and the new harbour 
land of Brattøra, and the railway line laid outside the city across Brattøra, linked to the land 
with bridges crossing the canal in the west and the river in the east, with the new central 
railway station on Brattøra in the centre of the new harbour. A later major phase of the 
development of Trondheim’s harbour was Nyhavna (“New Harbour”) north of Nedre 
Elvehavn, built during the second world war by German occupational forces to serve as 
northern Europe’s central submarine base.  
 
Nedre Elvehavn was the city’s first concentrated modern industrial harbour, developed as 
an industrial site about the same time as the new planned harbour at Brattøra was 
developed in the 1880s. TMV and Nedre Elvehavn was an operating industrial and ship 
building site until the 1980s, closed off to its surroundings by brick walls and fences. A 
significant employer for the city, many of its workers lived in the immediate suburbs of 
Møllenberg and Lademoen, historic suburbs which today are conservation areas and in a 
process of being gentrified.  
 
Urban renewal and area transformation of Nedre Elvehavn 
The shipyards at Nedre Elvehavn were had been shut down by 1983. Most of the buildings 
stood empty without use and tenants, and the area was in a general state of abandonment. 
The planning and development of TMV Nedre Elvehavn spanned a time frame of about 15 
years, beginning with an architectural competition for the development of the area in 1985, 
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and can be said to have been concluded with the opening of the shopping mall Solsiden the 
September of 1999. Two firms shared the first prize of the architectural competition. 
 
 

3.2 Implementing policy 1980-2007 
 
Goals for the development 
The stated goal for the development of Nedre Elvehavn was comprehensive planning with a 
variety of content and services. Housing, office space, a shopping mall with underground 
parking, restaurants, culture and activity for common use, green space and recreation, 
restaurants. The historical industrial architecture and the cranes and other paraphernalia 
remnants of the industrial site, was to give character and identity to the new urban area.  
 
The development of the area 
The Nedre Elvehavn project drew on experiences and had big similarities to other industrial 
transformation projects in Norway and Europe. Aker Brygge in Oslo was an obvious 
inspiration, the Nedre Elvehavn was more than double the space of Aker Brygge    
 
Two architecture firms shared first price for the competition on the area plan for Nedre 
Elvehavn, and collaborated on developing the plan to its finish. The plan was approbated by 
the city council in 1987.  
 
The development of Nedre Elvehavn began as a joint venture where the urban renewal 
company Trondheim Byfornyelse, which was largely owned by the municipality, 
collaborated with private investors in the planning process. With the financial crisis in 1988 
development came to a halt. A decade went by before new investors, this time private 
investors through the newly formed company Nedre Elvehavn AS restarted the process.  
 
When Nedre Elvehavn AS took over as a new developer, the original vision of 
comprehensive development was maintained, and development continued more or less 
according to the 1987 area plan. A large underground parking facility was taken out of the 
plan, and a large section of office space was redefined as housing, both considered minor 
alterations to the overall scheme (Sager, 2015):79).  
 
The one significant and controversial alteration and deviation from the original plan, was 
the sale and subsequent change of the TMV-plot, which in 1987 was regulated for a building 
of culture and common use. With its prominent and central position at the pinpoint of one 
of the land tongues, right on the river, the TMV-plot was designated as a sight for a major 
public building, preferably the preferred site for a house of culture, concert hall or such. 
Adhering to market demand, the plot was sold to an insurance company which 
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subsequently promoted a plan to construct a large office building on the plot in 2001 (Ibid). 
The building initially had no publicly accessibly or active function on street level, and the 
lacking ambition in its architecture and the monotonous function as a homogenous office 
building has been criticized.  
 

 
 
Figure 6: Area zoning plan 1987 
 
A dozen detailed plans to regulate the building of the area were approved under the 
auspices of the 1987 area plan up until the year 2010, and the development of the site can 
be said to have been finished in 2013. In 2015 the Nedre Elvehavn area had 1200 dwelling 
units which vary in size and price, and houses 2700 individuals, 102 000 m2, office space and 
commercial space including a shopping mall, a kindergarten, a concert scene, area for 
recreation with green space and pedestrian zones. Businesses and offices at Nedre Elvehavn 
employ circa 3000 individuals, and the area has 12-15000 visitors daily (Ibid). The Solsiden 
shopping mall with its row of restaurants opened in September 2001, the development of 
the larger area continued until 2013.  
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The overall goals of Trondheim municipality at the time was a policy of densifying urban 
fabric and move away from a developing the city through urban sprawl. It would have still 
been less expensive and less complicated to build on flat farm land. Nedre Elvehavn was in 
tune with this overall goal, planning thousands of homes and new work space right in the 
city centre.  

 
 
Figure 7: “Dokkhuset”, a former workshop for the TMV shipyard which has been redesigned and 
transformed as a scene for concerts and cultural venues.  
 
Sager identifies changes in ownership structure from 2001 to 2004 as indications of a 
neoliberal turn when for the first time in Trondheim, apartments which were built for a 
fixed price were sold as at an auction, and when the Solsiden shopping mall was sold to a 
syndicate (an owning company funded through syndicalization will not follow up the 
management of the property, but primarily be interested in the flow of money (Ibid:81).  
 
Through study of the regulations in the area plans and detail plans, Sager identifies and 
groups three ideologies in planning. Participatory democracy (deltagende demokrati), 
environmental sustainability (miljømessig bærekraft) and neoliberalist values (nyliberalistisk 
verdigrunnlag) (Ibid: 82-84). He identifies two camps in the general discussion on to what 
extent neoliberalism influences the physical and economic development of cities, one 
arguing that neoliberal ideology is hegemonic and the dominating factor to explain how a 
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city develops (Brenner and Theodore, 2002, Farhat 2014), the other questioning the 
hegemony of neoliberalism, claiming that urban development cannot be explained by 
models of neoliberalism as the central factor (Sager 2015:70). 
 
Neo-liberalist goals can be identified also with the municipality, for example in an expressed 
will to marked the city, encourage business improvement, attract members of the creative 
class to new areas, encourage individualistic (as opposed to collective) behaviour, referring 
to participants in the planning process a clients and consumers (not citizens)i

 

, and working 
to an overall goal of economic growth for the city. The economic factor influenced 
governance for instance in the case of the re-regulation of TMV to allow for office block to 
replace the intended common use for a house of culture content. 

Marked oriented reforms in urban development in Trondheim introduced use of 
development contracts to share infrastructural costs that come with the development of an 
area. This tool (de facto a Public-Private Partnership) obligates the developer to fund or co-
fund roads, parking, recreational space, street lighting etc., all infrastructure with the 
exception of social infrastructure (schools, kindergartens, health care) through legally 
binding contracts between the developer and the municipality. 
 
 

3.3  Evolution of policy 2007-2016 
 
The economic crisis in 2008 had little effect on the Norwegian economy. Stabilized by 
government initiatives and a strong economy based on gas and oil production, there was no 
significant deficiency in private building initiatives, public jobs or commercial activities 
(Finansdepartementet, 2009).   
 
A shift in governance and planning practice however can be detected, which to some extent 
follows the patterns of neo-liberalism in other European countries. Property developers 
strengthened their positions during the first decade of the second millennium, and have had 
increased influence in urban development. In the case of Trondheim few and strong actors 
dominate the urban development in the historic urban centre of Trondheim. Major real 
estate companies play a more important role in urban development and have become 
significantly stronger as negotiating partners.  Planning practice has shifted, with greater 
emphasis on public - private cooperation and negotiation rather than strict regulation from 
the government.  
 
 
 
 



16 

 
PICH Case study 2: Transforming an industrial heritage. Nedre Elvehavn, Trondheim 

 
 
 
 
Table 1: Chronology of cultural heritage policy development related to the historic urban core in Trondheim (Norway)  
 
 1945-2006 2000-2016 Foreseeable future  

Pivotal events 
that influenced 
change 

Reconstruction after war. 
Modernism movement in 
architecture and planning 
(1945-1970) 
Introducing new financial 
instruments (The 
Norwegian Housing Bank) 
 

Green shift in planning with focus 
on climate change.  
Densification through intensified 
area use 

More liberal and market oriented 
urban development.  

Policy themes 
National & 
regional (non-
local) 
Local 
(municipality, 
Local authority) 
 

Planning and building act 
(1965) 
 

  
Sustainable urban transition. 
Densification.  

Regulation 
 

Conservation plan   
 

Incentives 
(financial tools) 

The Norwegian Housing 
Bank offering funding for 
urban conservation and 
architectural conservation. 
 

Cultural Heritage Fund (2003) Public austerity. 
Focus on value creation 

Direct 
intervention 

Trondheim Foundation for  
Urban Renewal (Trondheim 
byfornyelse) 
 

 

 

Communication 
and civic 
engagement 

Resident’s associations of 
housing welfare    

 
 

Knowledge – 
research, 
studies 

  
 

 

4. The current legal and policy framework  
 

4.1 Policy themes and general goals  
 
The current status of TMV Nedre Elvehavn is that of a historically defined central mixed use 
area with an established residential base, and a financially stable and popular shopping and 
restaurant destination.  The development of further sections of the harbor has been and is 
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still debated locally and regionally. Although there are voices who advocate the harbor 
should still be a place for ships and industry, there is a strong consensus that the outer 
harbor of Nyhavna and Brattøra represent the future urban development areas for the city. 
The plan to move the major ship terminal from the city centre of Trondheim has been 
debated for many years. Transition is slow, but parts of the harbor are currently subject to 
development. according to the municipal area plan which defines parts of the harbor as 
urban development areas.  
 

4.2 Incentives and financial tools 
 
The developing agent for Nedre Elvehavn was initially a collaboration between private and 
public parties. The major stakeholder was the urban renewal company Trondheim 
Byfornyelse, established in 1983 with the overall goal to provide housing through building 
new projects and refurbishing older buildings and sections of the town. The municipality 
was the major shareholder of Trondheim Byfornyelse, co-owned with local financial 
institutions and a local development company. Trondheim Byfornyelse planned Nedre 
Elvehavn in partnership with private companies. (Sager, Adresseavisen 28.11.1986).  
 
With the financial crisis in 1988 the marked for office space and housing collapsed in 
Trondheim, postponing the development of Nedre Elvehavn by almost 10 years. With the 
crisis Trondheim Byfornyelse lost its financial incentive, and the urban renewal company 
was dissolved in 1988 and the property portfolio of Nedre Elvehavn was sold to Nedre 
Elvehavn AS.   
 
The transformation of Nedre Elvehavn from industrial harbour to residential and 
commercial urban hub began as a public-private urban development plan, which eventually 
was carried out by private investors. The development stayed true to the original idea with 
few exceptions. The investors expressed that their ambition was to create an urban area 
with special qualities and character. Central to this goal was to keep the historic structures, 
although they did consider this less viable than building only new structures, in a pure 
financial sense.  
 

4.3  Communication and civic engagement 
 
Current strategic and zoning plans for the city centre do focus on involvement and civic 
engagement, with the municipality as directing party3

                                                            
3 Strategisk plan for sentrumsutvikling, Trondheim kommune.  

. Current plans do not involve Nedre 
Elvehavn. Here the surrounding areas and the newer harbour areas, Brattøra and Nedre 
Elvehavn are more directly targeted. Temporary urban interventions, cultural activity, 
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events, seminars, workshops, architectural competitions and exhibitions are examples of 
the tools for civic engagement in planning in 2018.   
 

4.4  Knowledge – research and studies 
 
Trondheim municipality has, in collaboration with commercial stakeholders in the city, 
introduced annual reports in the publication Midtbyregnskap. The reports, which are 
presented online and in print in a reader-friendly format, delivers a selection of numbers on 
urban activity including numbers on trade and commerce, visitors to the city centre, number 
of residents, venues and cultural activities etc., for the city centre (Trondheim kommune et 
al., 2015, 2016, 2017,). The Nedre Elvehavn area is not included in these reports, which 
focus on activity in the historic city centre, on the peninsula of Midtbyen, but numbers on 
visitors and commercial activity is also available for Nedre Elvehavn on a year to year basis.4

 
  

Numbers for Nedre Elvehavn are also presented in the study by Tore Sager, professor in 
planning at the Department of Civil and Environmental Engineering, NTNU (Sager, 2015). 
The reports and numbers in these respective studies provide reference for evaluation of 
how quality and improvement of public space, cultural activity, investment in bicycle routes 
and public transport, or car access and parking, influences commercial activity, spending 
and general use. These studies do not explicitly talk about the heritage aspect of the city, 
but rather imply that the presence of historic buildings and traces of history is implicit as a 
determining factor for the quality of space. 
 

4.5 Future trajectory of policy 
The Norwegian Directorate for Cultural Heritage has recently prepared a policy document 
addressing a new strategy for urban heritage. The document emphasis social and economic 
values and demonstrates how adaptive reuse can be an asset for urban development 
(Riksantikvaren, 2017). See also the report on policy briefs.  
 
 
 
  

                                                            
4 Næringsforeningen, Adresseavisen.  
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Table 2: Examples of policy and action for management and planning of the historic urban core  
 
Pivotal events that influenced 
change 

1945-2006 2000-2016 Foreseeable future  

Policy themes 
National & regional (non-
local) 
Local (municipality, Local 
authority) 

 Cultural heritage plan for 
the municipality of 
Trondheim (2013) 

Byutviklingsstrategi 
(Trondheim kommune) 
Byutredningen (Statens 
vegvesen) 
Riksantikvarens bystrategi 
(Riksantikvaren) 

Regulation Reguleringsplan / zoning 
plan 1980s including 
conservation area 
Detail plans 1990s 

Municipal area plan 
which made the whole 
area a cultural historic 
consideration zone (KPA 
2013) hensynssone 
kulturmiljø 

 

Incentives (financial tools) Public/private 
investment, Trondheim 
byfornyelse (1980s); 
market-led development 
(1990s), both considered 
heritage as an asset for 
area development. 

  

Direct intervention Strong municipal 
engagement in planning 
process 1983-1990s, to 
secure public space and 
access.  

  

Communication and civic 
engagement 

   

Knowledge – research, 
studies 

 Sager (2015) 
Midtbyregnskap 
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5. Mapping change in Nedre Elvehavn 
This chapter presents the changes made to Nedre Elvehavn area during its development as 
an industrial site during the second half of the 19th century, and its transformation and 
regeneration as an urban centre according to the 1980s area plan and its evolvement since. 
The themes for examination are morphology of the area, buildings and built structures, and 
changes in function.  
 

5.1 Development of Nedre Elvehavn as an industrial site 
 
The lowest section of the river was the old harbour of Trondheim, its banks lined with 
storage houses and ship harbour facilities in a continuous tradition since the middle ages. 
The lineage of maps shows the development of the morphology of the city`s harbour, from 
river harbour to the present phase of the fully developed harbour on the northern quays of 
Brattøra. In the 1830s the river harbour was still the main harbour of Trondheim, and the 
shipyards were to be found on the eastern bank of the river, both upstream and 
downstream from the old bridge to Bakklandet, Gamle bybro.  
 
The first shipyard at the Nedre Elvehavn site was established after the building of the Olsen 
pier in the 1860s, which created necessary protection from the fjord to extend the harbour 
northwards. Trondheim Mekaniske Verksted moved from a site on the eastern river bank 
downstream to the mouth of the river in 1862, and subsequently developed the area 
through land fill on the shallow banks of the fjord.  
 
The new harbor at Brattøra was established north of the city on a land fill on the sand bank, 
and the new railway line was built here in 1882-84 with a new central station. With the new 
harbor at Brattøra, the river harbor is re-named Øvre Elvehavn (upper river harbor), while 
the extended harbor to the north is called Nedre Elvehavn (lower river harbor). TMV at 
Nedre Elvehavn had at this point built the shipyards first dry dock, marked Tördok on the 
city map from 1883 (Figure).  
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Figure 8: Section of map of Trondheim which denominates the lower section of the river as “the 
harbour” “Havnen”. Kjøpmannsgata and the row of storage houses can be seen to the west, to the 
east the suburb of Bakklandet where small shipyards, storage houses, workshops and housing were 
mingled. The mouth of the river to the north is the area which lager was developed as Nedre 
Elvehavn, “lower river harbour”. Blom 1830, Trondheim Byarkiv 
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Figure 9: Section of city map from 1842. The river was still the main harbor, “Havnen”, at this time, 
but there were negotiations to move the harbor activity north and away from the river at this time 
for need of more space and deeper water. The shipyards moved downstream along with the ships 
and trade, the “skipsverft” on the eastern river bank was the predecessor of TMV. This map is drawn 
with the south at the top. (Tegnér, Chr. M. 1842) Trondheim Byarkiv 
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Figure 10: Section of city map from 1868. The TMV shipyard is established on the eastern bank of 
Nidelva, at the mouth of the river, describing the functions of the area and buildings The warehouses 
in Fjordgata were protected by the new pier “Olsenmoloen” built in 1862, which protected the north 
banks of Midtbyen from the open fjord, in preparation for a new city harbor at Brattøra. Trondheim 
Byarkiv 
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Figure 11: Section of map of Trondheim from 1883. The TMV site in the lower right section of the 
map, the first dry dock has been built. The map shows the new harbor at Brattøra, the newly 
established railway, and, stippled, plans for the city extension as a grid street plan to the north east. 
The first bridge to replace the ferry connection between Midtbyen and the east bank on Bakke by the 
shipyard was built in 1887. Kart over Trondhjem optaget ved Stadsingeniørkontoret A. Bruns 
Boghandels Forlag 1883. Trondheim Byarkiv 
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Figure 12: Section of map of Trondheim from 1902. On the TMV site a second dry dock has been built, 
a tongue of land created on land fill for a larger quay and storage space for timber etc. North of this 
a larger basin (“Havnebassin”) was made, with a second tongue of land against the railway line. 
Trondheim Byarkiv 
 

 
 
Figure 13: section of map of Trondheim 1904. In this map the detail of the gates of the dry docks is 
included. Today only the eastern dry dock has intact gates. In the western dry dock, which is the older 
of the two, the gates are no longer in place. Trondheim Byarkiv 
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Figure 14: Section of map from 1909 shows the fully developed shipyard with three firms: Nordre 
Verft, Örens Mekaniske Verksted and Trondhjems mekaniske verksted. Trondheim Byarkiv 
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Figure 15: Section of map of Trondheim from 1951-52 which places Nordre Verft, Örens Mek. 
Verksted, the two docks, Trondhjems Mekaniske Verksted and Rosenborgbassenget. The gates in 
both dry docks are in place and the docks still in use. The TMV site was in full operation, most of the 
site was fenced off with no access for the general public. Trondheim Byarkiv 
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5.2 Changes in function  
 
The changes made to the buildings and the site in the 1990s related to the transformation 
from industry to urban residential and commercial area were both massive, but also showed 
significant consideration for the areas historic buildings and structures, both in the number 
of buildings preserved, and the conservation of the material and structural parts of the 
buildings. The brick structures from the late 19th century were implemented in the area plan 
without debate. All are preserved with walls, structurally and materially intact and visible. 
Many are preserved with original cast iron windows, while wooden windows to a larger 
extent have been replaced.  
 

 
 
Figure 16:  Solsiden today. 
 
The shopping mall and office building Solsiden comprises old and new buildings, linking the 
low, southern historic brick building to a hinterlying new structure with a glass roof. The 
interior overglassed space between the buildings comprises the arterial main passageway of 
the mall, with shops on two levels and elevators directly linked to below- ground parking. 
The mall has three main entrances linking it to three sides on street level. Initially doors 
were planned for all the shops to be accessible both from the inside glass walkway and from 
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the street to the north; however, the doors facing the street have all been closed off and 
foliated, accessible only from the main artery. 
 
Rosenborgbassenget - Dyre Halses gate  
Built after 2002, this is the most recently built section of the plan for Nedre Elvehavn, 
comprising fifteen blocks of housing of up to nine storeys and a new shopping and housing 
complex on the northern quay of Beddingen, the largest shipping dock in the TMV industrial 
site. The shopping space was not part of the 1987 plan, which had one focused shopping 
area in the mall which was built adjacent to and partly joined with the historic brick 
structures. A kindergarten was included in the housing development, which initially targeted 
young families as part of an overall scheme to ensure a variation of inhabitants. 
 
Beddingen 
The northern section of the development are rooftop apartment blocks on top of a two-
storey commercial space covering the entire block. The complex sits on the southern quay 
of the Rosenborg basin. The rooftop dwellings function as a gated community, with a 
common roof garden accessible to those who live there. The two storeys of commercial 
space comprise a parking garage and shops, partly a section of Solsiden shopping mall with a 
connection to Solsiden’s main building and neighbour by a glass walking bridge which 
crosses the street, partly with shops with direct access from the street. Along the quay, 
small units of space for shops was planned for the pure sake of creating activity on street 
level and movement in and out of buildings.  
 
The 19th century industry buildings have been preserved, inside the shopping mall exposed 
as part of the interior housing a variety of shops which display their goods on and outside 
the facades, in contrast and contradiction to its original, rough use. Facing the south, the 
brick building houses a row of restaurants. The restaurants enter directly on the large built-
up terraces in front which serve an outdoor sitting area with a view of the dry dock.  The 
restaurants have optimal conditions for sunny exposure, thereof the name «Solsiden» which 
means “the sunny side”. In this dry dock the shape, wall, gates, stairs etc. which were 
originally part of the dock have been preserved, however the gates were acceptably closed 
permanently and the floor of the dock filled up to create a permanent high water level, a 
recreational pool facing the front of the row of restaurants.  
 
TMV-odden 
The land tongue which subsequently was named TMV-odden was filled out to create the 
second dry dock and the Rosenborg basin, and provided land for storage of timber and 
materials which the shipyard depended on for its activities. An open storage space when the 
shipyard closed, this prominent and exposed piece of land was originally intended for a 
house of culture, an intention stated in the area plan from 1983. Due to changes in 
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ownership and financial considerations, this idea was sold off in favour of an insurance 
company who raised an office block on the triangularly shaped plot. The project has been 
criticized both for its lack of architectural interest as well as its function, which is closed off 
to the general public. This has over the past few years been somewhat improved when the 
ground floor has let out space to a restaurant, and the quay on the outside of the building 
facing the river had improved public access.  
 
Dokkgata 
In Dokkgata on the large site facing the river was previously unbuilt land. Here five 
apartment blocks were raised in the 1990s. The material use is brick and black steal, the 
intention is visual adaptation to the industrial architecture in the area.   
 
Ørens mekaniske verksted  
The only wooden historic building preserved was the workshop building of Ørens Mekaniske 
Verksted, a company established in the southern part of the Nedre Elvehavn plot. The slip 
and slip house is preserved as well as the timbered and clad office and workshop building, 
which today among other things houses a restaurant. The building is well maintained, while 
the slip and the machine house is in a state of dilapidation. 
 

  
 
Figure 17: Ship repair slip of Ørens Mek in operation (Trondheim Byarkiv) and today. There is 
a restaurant and bar in the wooden workshop and office building today (Photo: Mette Bye) 
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Figure 18: Restaurants at Solsiden and the dock 
 

5.3  Current and future changes 
 
Since 2001 only minor changes can be documented, some to buildings, some concerning the 
common space and most relating the restaurant area. A study done by bachelor students in 
cultural heritage studies in 2012 mapped physical changes to the exteriors of historical 
industrial buildings, and noted that, although the area and the structures are well preserved 
at large, the sum of subtle changes in repairs and new added paraphernalia are obscuring 
the historic facades, rendering them less visible and less recognizable as industrial 
architecture of a former shipyard (NTNU, 2012). Although authentic both in structure and 
substance, the old industrial buildings appear increasingly as stage sets for commercial 
activity like shopping and drinking beer. 
 
During the recent couple of years, a change in the restaurant marked has been noted, not 
least by the residents of the area. Individual brand restaurants have been replaced with 
franchises and chain restaurants who offer standard menus and target a less up-market 
group.  The concert scene, Blæst, a significant venue for live music was shut down and is 
now a beer-and-burger pub with a «bierstube» profile.  
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6. Experiencing Nedre Elvehavn 
 

6.1 Method and approach 
 
In order to explore the significance of cultural heritage in creating a “sense of place” at the 
location of Nedre Elvehavn, we conducted interviews with three different groups of people: 
citizens, residents, and local professionals (all of whom took part in the original 
development of this location), along with managers of some of the restaurants and the 
manager at the shopping centre. 
 
We conducted a series of spontaneous focused interviews (Henriksen and Tøndel, 2017) in 
order to learn how the citizens use the location, as well as experience the sense of place. 
This type of interview is short (approximately 5-15 minutes), focused on the topic of 
interest, and conducted on-site or in the situation of research interest. A total of 24 
interviews were conducted with a total of 42 participants, randomly selected from the local 
population at Nedre Elvehavn (23 females and 19 males). Questions regarding the 
development and history of this location appear towards the end of the interview guide, in 
order to encourage the participants to first speak freely about their associations towards 
the location. 
 
In addition, we conducted a total of eight semi-structured interviews with ten residents 
(four females and six males). Nine of these (in the age from mid-sixties to early nineties) 
currently reside in one of the first apartment buildings to being developed at Nedre 
Elvehavn (Dokkgata), whereas the last one (in her mid-twenties) live in the most recently 
established block of flats (Dyre Halses gate). 
 
All participants (both citizens and residents) are people that have decided to spend time at 
this location, warranting the reasonable assumption that they are rather pleased with Nedre 
Elvehavn as a location in general. As a result of our selection criteria, we are not in 
possession of data from participants that refrain from spending time at the location. 
 
To attain insight into the process of developing Nedre Elvehavn, we also conducted semi-
structured in-depth interviews with eight local professionals, recruited on basis of their 
professional status. Five out of these professionals were directly involved in the 
development of the location: one of the architects who won the first architectural 
competition for the site in 1985 (and who was also involved in the development from 1997 
and onward), the CEO of Nedre Elvehavn from 1998-2010, the project manager at Nedre 
Elvehavn AS from 2000-2010, one of the original investors from 1997, as well as the 
municipal cultural heritage officer at the time of the development. The other three 
professionals include the current executive leader of the shopping centre, the owner of 
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Dokkhuset (and the associated bar), and the manager of the Dokkhuset Stage (the music 
venue). In this chapter of the report we will consider the part of the data that provides 
insight into the process of creating a sense of place. 
 
All interviews were audio recorded and later transcribed. The empirical data has been 
inductively coded, and analysed by applying a stepwise-deductive-inductive approach 
(Tjora, 2007), related to Grounded Theory (Glaser and Strauss, 1967). 
 

6.2 Citizens’ sense of place 
 
The participants in our spontaneous focused interviews describe Nedre Elvehavn using 
words such as pleasant, cosy, laidback, chill, nice and calm, urban, pulsating, and as a place 
with ambience and a good atmosphere. The data can be categorised by four different topics 
that tell us more about why people experience Nedre Elvehavn in this manner: 1) a social 
meeting place, 2) physical surroundings/cultural heritage, 3) a place for recreation, and 4) a 
wide selection of service functions. 
 
TMV as a social meeting place 
Many people associate Nedre Elvehavn with recreation: sun, summer, meeting up with 
friends and drinking beer outside: Its very name, Solsiden reflects its convenient venue 
providing plenty of sunshine and shelter from strong wind, making it a popular choice to 
rendezvous for the first out-door-beer of the year, and the “perfect place to meet up during 
summer time” (Citizen 18). 
 
The area is frequently referred to as a bustling and vibrant district, widely considered a 
positive quality. One of the participants (Citizen 17) describes it as a “vital district with lots 
of activity, yet having a profile that makes it laidback”. A great number of people occupy the 
area on a daily basis, especially during periods of good weather, yet it is never perceived as 
excessively crowded: “One can always find a place to sit here,” because “there are many 
venues to choose from.” (Citizen 22), and “If one place is packed, you can move on to the 
next one” (Citizen 2). 
 
One of the participants (Citizen 20) comments on the fact that “it always seems like people 
are drawn to this place”. Multiple participants share this sentiment. Other participants 
(Citizen 19, Citizen 22) state that the area is good for people-watching. One participant 
states that “plenty of people come here exactly because they [just] want to be here. It 
makes this place a pleasant place to be” and it gives “a good vibe” (Citizen 9). 
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Physical surroundings (history and cultural heritage) 
The “good vibe” that Nedre Elvehavn emits may also be seen as related to the physical 
environment: According to our participants, the physical surroundings contribute to a good 
atmosphere and gives character to the place. When asked to describe their physical 
surroundings, several responded using the word “industrial”. 
 
A majority of the people in the area perceive the remaining buildings and architectural 
elements from the former shipyard activity as widely positive: A 64-year-old woman (Citizen 
4) still remembers what this area used to look like, and suggests that it is “cosy that they 
have kept the crane”. A young man in his early twenties (Citizen 21) also thinks “it is cosy 
that it contains a bit of history, without everything being modernised”. The old buildings 
affect the way we experience this place, but pinpointing exactly how can be difficult, as this 
dialogue (Citizen 2) between two respondents and the interviewer illustrates: 
 
 Interviewer: What does these preserved things signify to you? 
 Man2: It gives a bit more character. What it means is difficult to… 

Man1: It gives an extra dimension instead of a brand-new building. It provides a link 
to the history. 
Interviewer: Does it affect your experience of this place? 
Man1: It does. 
Man2: Absolutely. 
Man1: A bit more soul. 
Man2: It gives a bit more soul. 

 
Most of the respondents are aware of the shipyard activity having taken place at Nedre 
Elvehavn, but many fail to mention it before we explicitly ask them about it. When asked 
about what reminds them (or gives the impression) of the activity that formerly took place 
there, their answers are congruent: people frequently refer to the old brick buildings, the 
dock and the cranes. In spite of being aware of its history, most participants do not associate 
the area with its rich historical roots, such as this young man in his early twenties (Citizen 6): 
 

Interviewer: What do you associate with this area? 
Respondent: It was a shipyard, wasn’t it? It was Trondheim Mekaniske Verksted 
before. If I associate the place with that? No. I don’t associate it with TMV, but I 
know it used to be TMV. And you can see that crane over there, that is from that 
time. So, I know about it, but I don’t think about it. 
(..) 
Interviewer: What does it mean to you, that the crane is kept? 
Respondent: It doesn’t mean too much for me. It is cool though, that some of the 
city's history remains, that’s cool. 
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Many participants report that while it is easy to understand the former significance of the 
place, it is not something that occupies their attention on a daily basis. This in particular 
applies to participants that have not experienced the place prior to its (great) 
transformation (mostly students non-native to Trondheim), such as this woman in her early 
twenties (Citizen 21): “It is easy to see, but I haven’t actually thought about it before!”. Even 
though she had not reflected on exactly what the place used to be, she mentioned the old 
industrial buildings early on as a part of Nedre Elvehavn she enjoyed. 
 
The brick buildings primarily were the ones referred to as “nice” and “pretty”: These old 
buildings place the area in a historic context for visitors to the city, especially the so-called 
“facade” at Solsiden. Several participants think the architects have succeeded in both 
combining and integrating the old buildings with new developments. As reported by a 54-
year old engineer (Citizen 17):  ”the new buildings stand in respect to the old shipyard 
tradition that the area represents”. The old buildings appear to largely warrant respect from 
the citizens, with one notable exception for Parkbygget, which formerly served as a 
warehouse built in the early 1950s. This particular building gets little (if any) attention: only 
four participants (spanning two interviews) even mention this building. In one of these 
interviews, the two respondents (Citizen 19) point to Parkbygget as an example of 
something “not so nice” in contrast to the old brick buildings:  
 

Interviewer: What does the old industrial buildings and the architecture do with your 
experience of the place? 
Woman 1: I think it is very nice that they keep the history. You know, they could 
have just demolished everything and built huge hotels or apartment buildings. 
Woman 2: And it is very nice! It makes the area very nice. You see the difference 
between the not-so-nice building over there (points to Parkbygget) and these over 
here (the brick buildings with the row of restaurants). (…) They could have left it out. 

 
In another interview, two women in their late twenties (Citizen 21) describe this building as 
“worn out” and emphasise that this could have been “more modernised”. It seems like this 
particular building is not perceived by the respondents as an important building to 
contribute to the sense of Nedre Elvehavn as an industrial historic site. We will get back to 
this particular building when discussing the professionals’ sense of place. 
One of the new buildings that is mentioned by several of the respondents in a negative 
manner is the bank building. It is described as “pretty ugly” (Citizen 11), “uninteresting” 
(Citizen 15) and as a building that “extends too much into the river and dominates a bit too 
much” (Citizen 7). These two women in their sixties (Citizen 3) have nothing left for the 
building: 
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 Interviewer: Is there anything in the area you don’t like? 
 Woman1: I don’t focus on that. 
 Woman2: The only thing I don’t like is the bank building. 
 Woman1: Yes, that building should have been demolished. 
 
A man in his fifties state that “the one thing I like the least at this site, and that irritates me a 
bit, is the bank building. I may not be the only one to mention that...” (Citizen 5). One of the 
reasons why he does not like it is because it sits on “the best plot in the area”, a location 
that should have been utilized for public use rather than setting up a huge office building. 
The first floor of this building is currently housing a restaurant, but the remainder of the 
building consist of office cut off from the public eye. 
 
As mentioned, with a few notable exceptions, the participants featured in this study were 
aware of the area’s historical significance, but not necessarily with in-depth knowledge. 
Some point out the lack of information on the history of this site. The docks and the crane 
are largely treated as self-explanatory, with some exceptions: 
 

“You get quite obvious hints about the previous activity around here, but if I was a 
tourist without knowing anything about the history, I might not have noticed. There 
should have been some information outside some of the buildings”. (Citizen 16) 

 
A few also point out that “one could have been better at maintenance” (Citizen 22), 
especially some of the minor features that have been preserved, like the (slippen) dock, 
could be better maintained. A woman in her early twenties (Citizen 21) states that “the area 
is quite cool, but they have sort of gambled on the area to just fix itself by just being 
industrial. But I do think it is a cool area, it just lacks the last little finish”. 
 
Recreation 
Most of the participants were either passing through the area or residing by the docks when 
we asked them for an interview. Unsurprisingly, the recreational aspect of the site is 
important to many of them. Around the docks and along the row of restaurants, cars are 
not permitted: it is predominantly pedestrians that pass through the site, along with the 
occasional cyclist. Many perceive the area to be shielded from the noise originating from 
the adjacent road. The complete absence of car traffic makes the area “less stressful 
because everyone is just walking” (Citizen 9). 
 
Most of the respondents frequently use the area as a thoroughfare: The pedestrian bridge 
that opened in 2005 in particular, serves as the preferred route for many crossing the river 
from the east and heading towards the city centre to the west – both as a daily commute to 
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and from work, and as part of their usual “Sunday walk”. Several participants describe this 
link to the recently developed sea promenade nearby as very nice. 
 
Having the river within such close proximity is a highly-appreciated amenity to the citizens 
that reside in the area. Two men in their early twenties (Citizen 20) sitting by the dock 
explain that being close to the sea is among the reasons that this area appeals so strongly to 
them, echoing the sentiment that this is “maybe the only place where you can sit next to 
the sea” in Trondheim. 
 
It would appear that a desire to preserve the area also support these much-appreciated 
amenities, especially the docks and its connection to the river. The docks also “opens up” 
the area, bringing water up close to the restaurants and the walkway. Some participants 
comment on the fact that even though it is an old industrial area, it could have been slightly 
greener (Citizen 4, 16, 19). But as one respondent (Citizen 5) points out: “it is in the area's 
nature. It used to be a shipyard and a mechanical workshop, leaving no space for green 
areas. So, I do think they have done a fantastic job cleaning out the workshops that used to 
be here. There probably was a lot of pollution on the ground, as well as in the ground, so 
things have worked out very well.” 
 
Service functions 
Many of our participants describe Nedre Elvehavn as a place that has everything: “It is 
almost as though you have no need for going to the city centre” (Citizen 9), “Everything you 
need is in this area” (Citizen 23). The wide offer of goods and services is something that 
most participants constantly mention. Two women in their thirties attest to this: 
 

Interviewer: Is there something especially positive you would like to point at? 
Woman2: You have everything in one place. 
Woman1: That sums it up. And it is central. It is very easy; you have absolutely 
everything. Wine monopoly, restaurants, places to take a drink, concert stage. 
Woman2: 24-hour pharmacy. 
Woman1: Yes, there is a lot in one place. And the commute is good, you have bus 
and you have places to park your bike. And I use the city bikes a lot. 

 
In addition, participants frequent the supermarket and a variety of other shops at the 
shopping center, along with the multitude of fitness centers in the area. When a large 
number of people run their errands at this location, it contributes to generating the notion 
that Nedre Elvehavn is a place with hustle and bustle, where many people like to go. 
 
In spite of reports that the many historic elements contribute to giving the site a character 
that allow people to distinguish it from other parts of the city, some participants also report 
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that many of the restaurants in the area are “kind of anonymous,” so “you can forget which 
place you went to” (Citizen 2) – many of the restaurants are quite similar and without many 
distinguishing features of their own, like this woman (Citizen 11) in her twenties explains: 

I’m not super fan of Egon (family restaurant) and Heidi’s Bier Bar (a new all-year-
after- ski-bar, after a German ‘bierstube’ model), if I’m going to be a bit critical. In 
general, it’s like that with Trondheim, it has a tendency to become the same 
everywhere. Both regarding the stores at the shopping centre and the restaurants – 
the menus look more and more the same. 

 
Several participants make similar remarks, namely that the range of restaurants is not very 
interesting anymore, especially after the closing-down of the rock club Blæst, which was 
replaced with Heidis Bier Bar. Especially during winter, Blæst formerly served as a go-to-
place that attracted several of our participants: 
 

Woman1: We use the place a lot in the summer time! We sit a lot like we are doing 
right now, just looking at people and enjoying the sun. In the winter time we have 
used to go to concerts at Blæst, but it has shut down now… So lately we have been 
here quite a lot, but we are not that happy about all the restaurants, they are so 
boring! 
Interviewer: What makes them boring? 
Woman1: It is only pizzas and burgers wherever you go. There are so few options. So 
in that manner, I think Solsiden has suffered a loss. (Citizen 21). 
 

6.3 Residents’ sense of place  
 
The nine residents in Dokkgata have similar background regarding their housing conditions: 
many sold their villa and now live in one of the rather large apartments in one of the first 
blocks that were built at Nedre Elvehavn. These residents are all over 60 years old, and 
retired (with one exception). They all talk about Nedre Elvehavn, and Dokkgata, as a good 
place to become old. Many note that the home nursing care from the municipality 
frequently visits the elderly in the block. The one participant living in Dyre Halses gate is a 
25-year-old student, who bought her apartment one year ago. In general, the residents are 
very happy about living at Nedre Elvehavn. 
 
The residents do not distinguish very much from the citizens regarding the sense of place as 
presented in chapter 5.1. We will therefore here concentrate on one topic: the residents’ 
impression and discourse of the different residential areas, which may contribute to a 
better understanding of their sense of place. 
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The participants in Dokkgata appear to have a different sense of the place where they live 
compared to the area around the most recently established blocks in Dyre Halses gate. This 
seems to have to do with 1) the physical surroundings (environment, materials, density), 
and 2) the demography of the residents, which relate to each other. 
 
The residents are very positive towards the old buildings and structures that are kept in the 
area. A man in his late seventies (Resident 6) says he appreciate the evidence of what the 
site used to be. All of the residents in Dokkgata talks about the aesthetics of the building 
materials in the area, especially the red bricks. It is not only the old buildings that contribute 
to a sense of place, but also the choice of building materials in the new developments which 
integrates the old and new, as this man (Resident 4) in his mid-sixites reports: 
 

I think how they have kept the old buildings is nice. And the new buildings in 
Dokkgata, they represent… they are built in composition with the old brick buildings, 
they have used the same kind of brickyard, which I think is very pleasant. It is good 
aesthetics... I also think they have kept a lot of ‘the old’ at the Solsiden shopping 
centre. But if you go on the other side of Solsiden, then you get something 
completely different. (..) There you suddenly have a new architectural style. 

 
A man in his mid-sixties (Resident 2) appreciate that the elements from the old shipyard is 
kept, but “does not think so much about [it in his] everyday life”. However, what he often 
thinks about is “the brickyard that it is kept around this place (Dokkgata), and [he] likes that 
the buildings here are brick buildings. Because you can see it differs from over there (Dyre 
Halses gate)”. Both these two residents (Resident 4 and 6) describe the area north of 
Solsiden as something very different. This characteristic is mentioned both by the residents 
in Dokkgata, and also the one participant (Resident 8) who lives in Dyre Halses gate. She 
states that “where we live, it is all only new buildings”. When she talks about the 
remaindings of the history of the site, she also talks about the buildings and elements on the 
south of Solsiden.  
 
One of the residents in Dokkgata (Resident 4) states that he “appreciates most the first part 
of the development, the one that started in the late 1990s. The later part, with the area 
Dyre Halse… It is maybe about the architecture… They are apartments with high turnover 
because there are a lot of students living there on shorter term”. One of the residents in 
Dokkgata (Resident 5) describes the apartments in Dyre Halses gate as “far less attractive”, 
and he elaborates: 
 

It is very dense. And the buildings are high. They were probably more affordable 
than over here (in Dokkgata) (..). They are placed on both sides of that walkway, very 
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close to each other as high-rise buildings. You can look inside to your neighbour all 
the time. It is another type of crowding over there. 

 
Also, a couple in their late eighties (Resident 1) mention the “high turnover” in Dyre Halses 
gate. The apartments are smaller and more affordable than the ones in Dokkgata, and 
therefore they “are frequently sold, after five years you have new residents”. In contrast, 
the residents in Dokkgata plan to live in the apartment until they “get carried out”. That 
Dokkgata is a good place to get old and spend the rest of your life is something all the 
residents in the study agree on.  
 
The couple in their late eighties (Resident 1) have an impression that it is mostly younger 
people who live in Dyre Halses gate, and they refer to the blocks as “the student housings”, 
but emphasize at the same time that “we need this type of housing available as well”. 
Despite the impression from the residents in Dokkgata, the student living in Dyre Halses 
gate (Resident 8) suggests that there are many different people living there. 
 

If I should describe the area, then I would say there are elderly people, students, 
young people. In my block, there are lots of different people, some at the same age 
as my parents – in their forties and fifties, you have elderly living alone, students, 
young people who are not students, and whatnot! We have a good environment in 
our apartment building. 

 
The student also thinks that the area around Dyre Halses gate is a good place to live in her 
life situation at the moment. The needs and requirements of the place you live may change 
during the life course, and this is also something one of the residents (Resident 7) in 
Dokkgata talks about: 
 

[Dyre Halses gate] is suited for small families which want to live centrally. I also think 
that there is nothing wrong with living in one place in one phase of life and another 
place in another phase of life. The ones who are students or singles or couples, I 
understand perfectly well that they enjoy living here, but maybe when they get 
kids… You don’t have a school in this area, so maybe they move to another place, 
and then they can come back when they get old (laughs). 

 
Different types of apartment buildings attract different segments. Although several of the 
residents in Dokkgata find Dyre Halses gate too dense, the newer development attracts 
another segment, which may contribute to a broader diversity of people in the area. 
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6.4 Professionals’ sense of place 
 
Among the interviewed professionals involved in the development, there was an 
overwhelming consensus on the importance of preserving buildings and structures from the 
former shipyard throughout the process. 
 
Project manager of Nedre Elvehavn AS voiced this sentiment from early on in the process: 
“From the start, the owners recognized that the old buildings had important qualities – it is 
what provide character” to the site. One of the architects from one of the winning offices in 
the architectural competition of 1986 argues that old buildings have “qualities that are 
simpler to utilize, as opposed to just starting out with new buildings – because then it 
becomes a bit big and smooth, and not all that down to earth”. As he elaborates, this is 
important for the “milieu”, and preserving the history of the site is crucial. From his general 
experience as an architect, it is more difficult to establish a brand-new milieu “from 
scratch”, for the simple reason that “you don’t have anything to relate to”. 
 
The project manager of Nedre Elvehavn AS notes that even though the economic expenses 
rise during renovation of old buildings, they are important because “they give an added 
value by providing ambience”. The symbolic value of the old buildings was considered worth 
the economic cost of transforming them, as one of the investors argues: 
 

If we had demolished them and built new ones, it would probably amount to half the 
expense. But if you ask around what people associate with Nedre Elvehavn today, 
they will point to the old buildings from the shipyard, Dokkhuset, the docks, these 
are the things that gives the area “character”. We never questioned whether or not 
to keep them. 

 
Both the owner of Dokkhuset and its restaurant and the manager of Dokkhuset Stage echo 
the importance of the area’s history as it relates to their daily activities. The manager of 
Dokkhuset Stage argues that they use “the elements from the old pump house activity to 
create an environment” and points to the glass floor below the bar where the old machinery 
is still visible as one example. He argues that the phrase “from industry culture to culture 
industry” works as a slogan for their activity: 
 

This used to be a pump house, pumping water in and out of the docks. Beginning in 
2006, we now pump culture in and out of the docks, as I would say. We consequently 
use the industrial metaphor along with Nedre Elvehavn. 

 
The manager of Dokkhuset Stage also uses the history of the building and the site while 
presenting themselves in different contexts, for example while applying for grants: 



42 

 
PICH Case study 2: Transforming an industrial heritage. Nedre Elvehavn, Trondheim 

 
When we present ourselves, we will start with this picture (showing), from industrial 
culture – this used to be TMV, to cultural industry – which today is Dokkhuset 
(shuffles the papers around before showing). We usually spend some time showing 
what we are a part of, as well as explaining why this contributes toward 
strengthening our application. While we attempt to shape this house and its history, 
we try to differentiate ourselves from other “ordinary” or more commercial venues. 
We actually operate and convey an exciting account of various artistic expressions on 
Dokkhuset stage. 

 
The owner of Dokkhuset has reflected on the role that his building should play in presenting 
the history from the shipyard: While continued use of the building's interior are the most 
important on a daily basis, the exterior serves as a much better conduit for the site's 
historical significance. “A restaurant full of old stuff from the shipyard activity would not be 
optimal”. 
 
The executive manager of Solsiden Shopping Centre also mentions the importance of the 
old buildings, the history of the site, and the area in general: 
 

It would be considerable easier building a large, brand new, state-of-the-art 
shopping centre without the vast number of things which they have taken into 
consideration, but it would lose its charm – it would lose its soul. 

 
She perceives Solsiden to be distinguishable from other shopping centres: “Solsiden is 
barely perceived as a shopping centre, as opposed to both City Syd and City Lade, both of 
which sustain great pressure” (the latter two are large shopping centres located on the 
outskirts of the city). In addition, results from a survey conducted by the shopping centre 
itself show that 60 % of its customers either use public transportation, ride a bike or walk on 
their way to the area, which is a substantial amount compared to most other shopping 
centres in Norway that largely bases their point of entry on car-access. The manager relates 
this to the diverse area containing nice cafés and a wide selection of service functions. It 
should be noted in addition that pubs and cafes serving alcohol nudges customers towards 
other transport than their private car to be able to enjoy such offers. 
 
The selection process: Interesting keeps 
From both a cultural heritage perspective and a developer perspective, the old buildings had 
qualities that were considered worthy of utilizing as a foundation for the redevelopment of 
the area. As mentioned, they all agreed to preserve structures and elements that were 
regarded as interesting, important, with good qualities, being solid and robust, in addition to 
presenting the history of the place. 
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The former CEO of Nedre Elvehavn AS elaborates on his own thoughts: 
 

Former CEO: Both we and the architects were quite cautious in keeping what was 
robust and interesting. 
Interviewer: What was interesting? And what made it interesting? 
Former CEO: Things that point back to TMV. These big cranes, you have these big 
wheels and parts of the motors that is rather self-explanatory, and that serve as a 
witness of former industrial activity. 

 
The architect says it was easy to decide which buildings they wanted to keep for their 
contribution to the architectural contest: “Just walk around and use your eyes!”. According 
to him, it is both a matter of the visual and a matter of what you think is worth keeping, and 
his impression is that it was quite easy to decide, and that people to a large extent agreed 
upon this. “What is beautiful is also something that is useable and comfortable to relate to”.  
From the perspective of the head of the municipal urban conservation office, the process 
overall “worked out well, you had the thoughts about keeping the solid structures and the 
old industrial buildings which constitute the character of the former shipyard. And in 
addition, you had these chattels as an effect, the cranes” which is “supposed to maintain a 
maritime atmosphere”. 
 
Even though there was an overall consensus about keeping buildings with solid and robust 
structures, Parkbygget serves as an example of how the professionals’ view on what is 
interesting or not is not always consistent with a public opinion. This building is solid and 
robust, but in contrast to the brick buildings (and especially the facades at Solsiden) this was 
not a building that was taken for granted as one worth keeping. 
 
From the architect point of view, Parkbygget should not be kept, because it obstructs the 
near-by district (Møllenberg) from the water. 
 

We also wanted to tear down the building which is now student housing. It used to 
be a warehouse for nails and equipment, and therefore it was a very solid 
construction. It was built so that you could have very much weight inside it, so it was 
not that easily demolished either. (...) The main argument for our plan was to open 
Møllenberg and the city towards the river. There had been no contact before, so we 
wanted to open it. And then we wanted more than just the little hole there. 
 

From the cultural heritage perspective, this building was a “gem” that needed to be kept: 
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We were a bit bold when we put the building on the list of what should be kept. We 
were of the impression that this late 1940’s-early-1950's building might also be a 
cultural heritage, along with the industrial building from the early 1950s on the other 
side of the road (Industribygget), because these are manifestations of a new era - 
architectural and constructional. And these buildings, now 60 years later, 40 years 
later at that time, also are of cultural historical interest. It was possible thanks to a 
talented architect and one with the other. It became a little gemstone. 
(...) 
At the time, it was strange that these kinds of buildings… They were not in red brick, 
like the English industrial buildings... These were perceived as featureless, but they 
have features, and they are interesting! (..) Time goes by and we have to change our 
perspective! 

7. The management of change  
 

7.1 The process of managing change 

 
The general area plan from 1987 required detailed plans for the plots, the central building 
plans were made and appropriated during the 1990s and by 2002 the development area 
was mostly completed, with some fringe plots to be completed in the decade to follow. The 
changes to the area can be treated in three categories: morphology, buildings and function, 
and three phases: from industrial to post-industrial (1984-87), from initial plan to actual 
development (1987-1999), and the area as it was when it was newly developed area and its 
treatment since (1999-2017). The morphology, buildings and industrial elements were given 
legally binding regulation in the area plan, designated as cultural heritage and protected as 
such.  
 
The changes made to the original general master plan included changes in function as well 
as increased density for the residential blocks for the most northern plot. The change of 
function from the initially planned office space to dwellings were never considered 
problematic as they did not challenge cultural heritage, architectural quality or overall goals 
of mixed use and area quality. Two schemes which diverged from the 1987 master plan 
were controversial: the building of office blocks on the TMV-plot instead of the intended 
use for a house of culture, and increased building heights on the estate of Dyre Halses gate, 
from 5-6 to 7-9 stories. 
 
Since 1999 only minor changes can be documented, some to buildings, some concerning the 
common space and most relating the restaurant area. The changes to the restaurant area 
are all about extending and improving the restaurant area facing in the open air serving 
space, which has gradually become more and more furnished with roof and window 
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systems to extend the serving season in the Nordic climate. These changes do not alter or 
directly affect the protected building facades, but increasingly obscure them, as noted by 
college students from Høgskolen i Sør-Trøndelag in their reports from the heritage 
assessment course in 2012. 
 
Since the initial master plan, and after the development was finished, heritage interests 
have not been challenged.  This seems to be explained partly by a consensus shared by the 
developers, architects and the general public that the heritage elements have been an asset 
to the area, the conservation officer’s advisory role supported by the clear protection 
paragraphs managed by the planning and building authorities.  
 
During the recent years two initiatives have been presented by developers for the area 
which challenge heritage interests, one to establish a permanent concrete floor in one of 
the dry docks (which today is permanently filled with water) which can serve as a temporary 
concert scene in the summer and an ice-rink in the summer, the second and far more 
controversial to build a five-storey high-profile building culture and office building on a site 
which today is water by restoring a previous quay (pre-1940) extending from the tongue of 
land between the two docks, partly in the conservation area. A previous idea to build in the 
park area on the same plot has been verbally rejected by the municipal authorities. The 
plans have so far not reached beyond presentations and discussions in the local newspaper, 
however the developers promise to proceed with a formal approach despite strong verbal 
opposition. 
 
The developers’ reasoning for making changes to the original plan, and to the area after its 
transformation, has been adjusting to the market.  
 

8. Heritage management in the face of transformation, regeneration 
and gentrification.  

 
The case study of Nedre Elvehavn has explored two main themes: one, change in planning 
and governance and how this influences the treatment and management of cultural 
heritage, and two, how does cultural heritage and the way it is treated and managed in turn 
affect our sense of place.  
 
i) How is the governance and planning of industrial heritage changing?  
The time span from the shutting down of Nedre Elvehavn as an industrial area until the 
transformation and development of the area was as a new part of Trondheim’s city centre 
was completed, was about 20 years.  A ten-year delay was due to the financial crisis of the 
late 1980s, when the market for rented office space collapsed. During the ten years from 
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the approbation of the general area plan until construction work began, the ownership of 
the area had moved from a public-private collaboration to a private and market led 
initiative. Still, the development of the area proceeded displaying a balance between 
neoliberal planning and municipal governance acting on behalf of society at large.  
 
The consequences of the market collapse and following change of ownership resulted in a 
change of function for several plots, where building sites originally intended as office space 
was changed to dwellings, a change which has proved successful for the area and left it a 
more vital and varied urban space than it would have been. A change which has been 
criticized was the change of a very central plot intended for cultural use and offices, sold off 
to an insurance company which built a very large but architecturally plain office building on 
the site. With regards to the management of the area as cultural heritage, the actual 
development altered little from the 1987 area master plan. The buildings and structures 
considered worthy of preservation in the original plan were preserved as originally 
intended, redesigned for new functions in the interior, but preserved in the exterior, largely 
with respect for original surfaces and building elements. 
 
The general area plan from 1987 required detailed plans for the plots, the central building 
plans were made and appropriated during the 1990s and by 2002 the development area 
was mostly completed, with some fringe plots to be completed following decades. The 
detail plans were at large true to the original area plan, with some exceptions regarding use 
(residential versus office space and cultural purpose versus office space) and density in the 
final part of the development. With regard to conservation of buildings, the detail plans did 
not challenge the original plan.  
 
In an analysis of the planning and development of TMV Nedre Elvehavn 1987, one 
conclusion is that the process does not reflect neo-liberalism as the dominating driving force 
or hegemonic ideology, but identifies a hybrid planning regime where forces of neo-
liberalism interact with and are countered by ideological approaches of “participating 
democracy” and “environmental sustainability.”  Even if planning at this time frequently is 
explained as market oriented and in accordance with the ideology of neo-liberalism, the 
case study of TMV demonstrates marked forces interacting with the hierarchic planning 
system, through the jurisdiction of the area plans which obligated the developer to secure 
public space, traffic solutions, playgrounds, green space, and regulated building heights and 
the preservation and reuse of historic buildings and structures (Sager 2015).  
 
ii) How is the relationship between the built environment and less tangible cultural heritage 
considered in the governance of urban heritage?  
The tangible heritage is present throughout the area both with regard to morphology, 
buildings and objects, and both residents and visitors report that the they can understand 
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and see the areas former function and history when asked to do so, but that that is not the 
most present impression. 
 
iii) What are citizen perceptions of a sense of place?  
The presences of historic buildings, the morphology of the area which has preserved the 
docks, and industrial «paraphernalia» such as cranes and tanks which still furnish the area 
as part of the conservation planning regime, are considered an asset by the owners and 
businesses as well as by the dwellers and users of the area. 
 
iv) How best can policy makers and other stakeholders take account of sense of place in the 
management and planning of industrial heritage sites?  
The Nedre Elvehavn case demonstrates that a strong municipal involvement in the planning 
process has been a key factor in the result, especially to ensure common space and its use. 
Of equal importance is the awareness of the investors that heritage and the presence of 
historic building and structures is an asset for development of an area, and that preserving 
structures in an authentic state, and not as a stage set for exploitative commercial use, is a 
viable long term solution for the continued understanding of what a place has been, in light 
of all it has become.  
 

 
Figure 19  :  Closing down the shipyard.  Photo: Roar Øhlander  
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