
SEN & SON

BORGARHÖFÐI   9A
Klasi Real Estate is leading the development of B9A at Borgarhöfði. This square — consisting of a modern office 

building, a multi-purpose meeting house and Krossamýratorg — will be the heart of a new, sustainable and modern 

part of the city of Reykjavík.

B9A by Klasi will be a dense city-oriented district where people are the first priority. The area has the potential to be 

an active and attractive place, creating value for people, businesses, the local community and the Greater Reykjavík, 

on nature premises.

In addition to a well connected public transport, there aregreat possibilities for cycling, a good quality of life, the 

development of apartments for everyone and a green and beautiful neighborhood.

The architecture in our proposal draws inspiration from both the vernacular and the modern, seeking to establish 

a contemporary Scandinavian design. The precice and sharp façade of the office building is considered in relation 

to the light and dreamy façade of the culture house. This way the two functions have a clear distinction, while being 

connected by materiality and details in wood and green. Together they give a face to the new modernity of Reykjavik.

In the 1950s, the industry began to take root in Ártúnshöfði, which 
was previously mainly used for farming on the Krossamýra plots. 
The industrial district began to take shape and resemble what it 
is today in the 1980s. 

Since the beginning of the 1950s, the industry on this site has been 
recognized for producing prefabricated concrete units, which 
holds a significant value in the history of the building industry in 
Iceland.

With it’s unique location and importance for the future district of
Borgarhöfði the new design, square and buildings should offer a 
unique character that pays homage to the region’s industrial  
legacy, serving as an entry point into the neighborhood.

Designing for humans Building for the future Social sustainability History
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A SUSTAINABLE APPROACH

INVITING BIODIVERSITY

At Borgarhöfði, nature and urbanity go hand in 
hand. To ensure the preservation of the local 
biodiversity, we have placed green islands on 
the Krossamyra square. These islands connect 
with the park and green areas in adjacent lots, 
in order to let local fauna and flora thrive. 
Water and rain will be used as a resource in a 
blue-green system, using the green islands 
and water-play-installations on the square for 
lateral drainage and irrigation.

BORGARHÖFÐI FOR EVERYONE

Public space can be said to be the face of a 
modern democracy. For the Icelandic climate 
and culture, an all-year meeting place could 
be an era-defining innovation. Creating a 
popular and pulsating new neighborhood 
is dependent on quality public spaces, with 
experiences available to everyone. We propose 
a Krossamyratorg with places for leisure, play, 
festivals and cultural events, for both the big 
and small occasions. 

A VIBRANT NEIGHBORHOOD

Borgarhöfði will be the heart of the surrounding 
neighborhoods. Active and extrovert facades 
will present a variety of both commercial 
and cultural program, with restaurants, a 
food court, book café, workshop spaces and 
leisure spaces. The program also encourages 
a social and active lifestyle, with sports 
facilities, activity spaces and contact with the 
adjacent park.

LOW C0² EMISSIONS

Making conscious choices towards a building 
design with low C0² emissions. Key elements 
are a compact building envelope for high 
energy efficiency, the use of wood in a CLT-
construction as well as circular design solutions 
such as recycled and re-used materials. An 
active use of C0² from an early stage with 
provide a transparent process where ambitions 
can be met with results.

Sustainability must be a driving force for Borgarhöfði and the future of urban 
development in Reykjavik - this is where the new standard is set. A strong 
sustainable profile will also provide political relevance, connecting Borgarhöfði 
to the european green development.

With a holistic approach which combines both social and ecological aspects, we 
can create a new neighborhood with attractive habitats for people, animals and 
vegetation. We have defined four key strategies, which are implemented in our 
design proposal.
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Building on Reykjaviks strong identity shaped by a 
unique blend of natural and cultural features...

... the new Borgarhöfði will combine an exciting and diverse 
meeting place with a sustainable urban development.
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Building on Reykjaviks strong identity shaped by a 
unique blend of natural and cultural features...

... the new Borgarhöfði will combine an exciting and diverse 
meeting place with a sustainable urban development.

VISION

Inclusive public space

Create a vibrant urban carpet 
that connects the whole area 
together. An urban carpet that can 
offer different experiences and 
programs to support the vision of 
diversity of users.

Connecting Reykjavík

FROM THE HEART OF ICELANDIC CULTURE.. ..TO THE FUTURE OF REYKJAVIKS URBANITY

Create a place and atmoshphere 
that grows from the first day and 
attracts people from the whole 
city. A place that is flexible and 
can grow stronger with time.

The new structure on site should 
be welcoming and gentle in scale. 
Focus on making the street level 
experience feel human in scale.

Flexibel and attractive workareas 
with contact to outdoor terraces 
and fresh air.

Social sustainability. A place and 
destination for all kind of people 
of different ages and social status.

A unique identity that draws on 
the industrial heritage of the area. 
New thinking in materials, using 
wood as the main structure.

SAGAN
HISTORIC VALUE
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Mynd 17. Grjótmulningsvél við grjótnám bæjarins í Ártúnshöfða árið 1945.41 
 

 
Mynd 18. Malarnámur voru við jarðhúsin og þar sem Steypustöðin og Malbikunarstöðin risu á 
Ártúnshöfða. Mosfellssveitarvegur, síðar Vesturlandsvegur, liggur þvert yfir kortið og 
Krossamýrarvegur, síðar Breiðhöfði, frá honum í norður og syðst er Suðurlandsvegur. Hluti af 
korti frá árinu 1956.42  

                                                 
41 Lesbók Morgunblaðsins, 2.12.1945, bls. 597. 
42 Borgarsögusafn: Kortasafn. Kort af Reykjavík, Seltjarnarnesi og Kópavogskaupstað 1956 (hluti), teiknað 
af Ágústi Böðvarssyni. Prentað eintak.  
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YFIRLITSMYND FRÁ NORÐAUSTRI
BIRDVIEW FROM NORTH EAST

MARKMIÐ
INTENTIONS / AMBITIONS

Reykjavik’s place identity is characterized by its 
striking natural setting, creative energy, and deep 
cultural roots, making it a truly unique and vibrant 
city.

The city is situated on the edge of the North Atlantic 
Ocean, surrounded by rugged volcanic landscapes, 
geothermal hot springs, and the northern lights. On 
the cultural side, Reykjavik is known for its vibrant 
creative scene, which encompasses everything from 
music and theater to film and fashion.

B9A by Klasi will be a dense city-oriented district, 
consisting of a modern office building, a   
multi-purpose meeting house and Krossamyratorg. 
This will be the heart of a new, sustainable and 
modern part of the city of Reykjavík - with the 
potential to create value for visitors, businesses, the 
local community and the Greater Reykjavík.

Building on Reykjaviks strong identity, the new 
Borgarhöfði will combine an exciting and diverse 
meeting place with a sustainable urban development.

THE NEW HEART OF REYKJAVIK
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vegetation. We have defined four key strategies, which are implemented in our 
design proposal.

UTKLIPP FRA BOLOGNESE BAKSIDE RENDER

REGENERATIVE
HABITATS

LOW CO²-
EMISSIONS

VIBRANT 
NEIGHBORHOOD

BORGARHÖFÐI 
FOR EVERYONE

Energy efficiency

Diverse public space

Cross-generational 
& cross-cultural

Active facades

Social and healthy lifestyle

Urban wildlife

Water as resource

Biodiversity

Re-use and recycling

Local communities

CO² accounting

All-year meeting-places

8

© 2022
The natural state of place

naturalstate.no

City life functions
Programming

D

H

G

E

A

BI

F

C

A

B

C

D

E

F

G

H

I

Borgartorgið Public Square
Borgartorgið Reception and Lounge
Borgartorgið House of Culture
Borgartorgið Lokal Food and Marketplace
Borgargarðurinn Park
Borgargarðurinn Rooftop Gardens (Office/rental + Public)
B9A Green Offices and Innovation Hub
Underground Multi Market (and parking)
Borgarhöfði Retrade Street

F

Concept draft

© 2022
The natural state of place

naturalstate.no

City life functions
Programming

D

H

G

E

A

BI

F

C

A

B

C

D

E

F

G

H

I

Borgartorgið Public Square
Borgartorgið Reception and Lounge
Borgartorgið House of Culture
Borgartorgið Lokal Food and Marketplace
Borgargarðurinn Park
Borgargarðurinn Rooftop Gardens (Office/rental + Public)
B9A Green Offices and Innovation Hub
Underground Multi Market (and parking)
Borgarhöfði Retrade Street

F

Concept draft

The local plan, suggests two building masses. With 
Krossamýratorg to  the south and the park Iðju-
garður to the north.

By leding the park and the square flow into 
eachother,  an unified urban carpet is created that 
facilitates the movement of people, ideas, and 
activities throughout the space. This results in a 
more dynamic and vibrant urban environment that 
encourages social connection, cultural exchange, 
and creative expression. 

The connection of the two volumes creates an indoor 
plaza that serves as a central hub of the building, 
providing shelter from both rain and wind. A 
dobbelhight space marks clear main entrance from 
both  square and the park.

The mass is formed to meet the lines in the 
surrounding context to south, creating sheltered 
arcade near the Cityline, still keeping the flow to the 
square. The culture mass is broken down to create 
outdoor  passage that opens up to the park.

By carefully considering the shape of the 
building, the mass is formed to optimize sunlight 
and daylight, maximizing the amount of natural 
light that enters the space. The use of terracing 
not only invites  more sunlight to the square, but 
also serves as a means of incorporating green 
spaces into the design. The terrace meets the 
human scale, and by adding vegetation to the 
building’s exterior, the terraces create a more 
visually appealing and ecologically sustainable 
environment for both the building’s occupants 
and visitors to the square. 

The exterior of the Culture building serves as a 
strong landmark. The volume and facade design 
of the cultural center convey a desire for an open 
and transparent building with a glass facade with 
different hues, where the inner life shines through 
with its wooden interior in walls, ceilings, and floors. 
As night falls, the building transforms into a lantern 
that illuminates the neighborhood, creating a warm 
and welcoming atmosphere for residents and visitors 
alike.

The two buildings collaborate to form an active 
ground level at the same time as they represent a 
new landmark in the upcoming urban district. With 
it’s unique location and importance for the future 
district of Borgarhöfði, the building should offer a 
unique character that pays homage to the region’s 
industrial legacy, serving as an entry point into the 
neighborhood. 

The space between the two volumes creates a 
pulsing energy, forming a bright and lively area 
where individuals of varying backgrounds can come 
together. This area acts as a bridge between the 
working environment and leisure, between park 
and the square; connecting people from diverse 
backgrounds.  A meeting place for formal and 
informal meetings

..”The urban carpet comes first, then the building envelope. 
The transition between outside and inside is blurred..”

The intention is for this place to be more than just a  
conventional indoor and outdoor space, but rather a 
seamless blend of both. It should be an energetic location 
that enhances the community, where individuals can meet 
and interact in both formal and informal settings.

The space on the ground floor in office part, is extremely 
flexible and can be modified to suit  changing requirements 
and trends. 

It has the potential to be partitioned into smaller units for 
retail stores and services, or can  alternatively be used as a 
spacious open area for a market hall, for example. 

The versatility of the market hall can greatly enhance the 
vibrancy of the urban carpet.

The ground floor can easily be divided into 
smaller units

SVEIGJANLEIKI JARÐHÆÐAR

AÐAL INNGANGAR

LANDSLAG INNI Í BYGGINGU

FLEXIBILITY ON THE URBAN CARPET

MAIN ENTRANCES

LANDSCAPE INSIDE BUILDING

A A

B

B

HJARTARÝMIÐ

THE HEART

The essencial concept in our design proposal is the HEART – 
a space connecting the culture house and the office building. 
In the plan of the main floor, the advantages become clear: 

 -The HEART provides great orientation
for the various functions that are connected – upon 

entering, you can easily navigate to where you want to go, 
and you might be inspired to try something new. 

-The HEART makes synergies possible between the two 
buildings, and it becomes clear how they benefit from 

each other. 

 - The office building gets a spacious lobby area 
with access to food and coffee, as well as access to 

collaboration rooms, auditoriums and coworking spaces. 

 - The culture house receives an arena for exposing 
their activities and program, and connection with the food 

and drink offerings from the retail spaces.
 

- The retail spaces in the office building receive great 
exposure from visitors to the culture house and users of 

the office building.



Coworking / Culture hub. 
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BTA Gross area Building
Building Name Area

Basement
Basement Auditorium 554 m²
Basement Bike parking 276 m²
Basement Motionhall 912 m²
Basement Parking 4449 m²
Basement Shared 811 m²
Basement Storage 307 m²
Basement Techn. 689 m²
Basement Wardrobe motionhall 90 m²
Basement Wardrobe office 83 m²

8170 m²

Culture
Culture Administration 132 m²
Culture Book cafe 235 m²
Culture Colaboration space 389 m²
Culture Flex hall 121 m²
Culture Heartspace / lobby 325 m²
Culture Multihall 319 m²
Culture Open common area 1512 m²
Culture Shared 100 m²
Culture Studyrooms 110 m²
Culture Techn. 38 m²
Culture Workshop 348 m²

3630 m²

Office
Office Markethall / retail 1015 m²
Office Meeting rooms 991 m²
Office Office space 6356 m²
Office Restaurant / retail 506 m²
Office Shared 788 m²
Office Social / circulation 389 m²
Office Techn. 325 m²

10370 m²
22170 m²

BTA Gross area building per Level
Level Name Area

Basement
Plan U2 Motionhall 912 m²
Plan U2 Parking 2104 m²
Plan U2 Shared 370 m²
Plan U2 Storage 238 m²
Plan U2 Techn. 640 m²
Plan U2 Wardrobe motionhall 90 m²

4354 m²

Plan U1 Auditorium 554 m²
Plan U1 Bike parking 276 m²
Plan U1 Parking 2345 m²
Plan U1 Shared 441 m²
Plan U1 Storage 68 m²
Plan U1 Techn. 49 m²
Plan U1 Wardrobe office 83 m²

3816 m²
8170 m²

Culture
Plan 01 Book cafe 235 m²
Plan 01 Colaboration space 35 m²
Plan 01 Heartspace / lobby 325 m²
Plan 01 Open common area 335 m²
Plan 01 Shared 25 m²
Plan 01 Techn. 10 m²
Plan 01 Workshop 348 m²

1313 m²

Plan 02 Administration 132 m²
Plan 02 Colaboration space 286 m²
Plan 02 Open common area 943 m²
Plan 02 Shared 25 m²
Plan 02 Techn. 10 m²

1396 m²

Plan 03 Colaboration space 68 m²
Plan 03 Flex hall 121 m²
Plan 03 Multihall 319 m²
Plan 03 Open common area 234 m²
Plan 03 Shared 50 m²
Plan 03 Studyrooms 110 m²
Plan 03 Techn. 18 m²

921 m²
3630 m²

BTA Gross area building per Level
Level Name Area

Office
Plan 01 Markethall / retail 1015 m²
Plan 01 Restaurant / retail 506 m²
Plan 01 Shared 185 m²
Plan 01 Techn. 46 m²

1752 m²

Plan 02 Meeting rooms 172 m²
Plan 02 Office space 885 m²
Plan 02 Shared 99 m²
Plan 02 Social / circulation 258 m²
Plan 02 Techn. 46 m²

1459 m²

Plan 03 Meeting rooms 218 m²
Plan 03 Office space 1286 m²
Plan 03 Shared 99 m²
Plan 03 Social / circulation 132 m²
Plan 03 Techn. 46 m²

1780 m²

Plan 04 Meeting rooms 210 m²
Plan 04 Office space 1162 m²
Plan 04 Shared 110 m²
Plan 04 Techn. 46 m²

1529 m²

Plan 05 Meeting rooms 219 m²
Plan 05 Office space 1140 m²
Plan 05 Shared 99 m²
Plan 05 Techn. 46 m²

1504 m²

Plan 06 Meeting rooms 68 m²
Plan 06 Office space 961 m²
Plan 06 Shared 99 m²
Plan 06 Techn. 46 m²

1174 m²

Plan 07 Meeting rooms 104 m²
Plan 07 Office space 923 m²
Plan 07 Shared 99 m²
Plan 07 Techn. 46 m²

1172 m²
10370 m²
22170 m²

Area per level Area per building

Total area office building:
Total area culture building:
Total area P1-P7:

Total area basement:

Grand total area project:

---------------------------------

Office worker capacity,
landscape, 15m² BTA per seat:

Total retail area 1st floor:

Total parking spaces:

10,370 m²
3,630 m²

14,000 m²

8,170 m²

22,170 m²

475 seats

1,521 m²
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AREA SCEDULE

HÚSRÝMISÁÆTLUN
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BTA Gross area Building
Building Name Area

Basement
Basement Auditorium 554 m²
Basement Bike parking 276 m²
Basement Motionhall 912 m²
Basement Parking 4449 m²
Basement Shared 811 m²
Basement Storage 307 m²
Basement Techn. 689 m²
Basement Wardrobe motionhall 90 m²
Basement Wardrobe office 83 m²

8170 m²

Culture
Culture Administration 132 m²
Culture Book cafe 235 m²
Culture Colaboration space 389 m²
Culture Flex hall 121 m²
Culture Heartspace / lobby 325 m²
Culture Multihall 319 m²
Culture Open common area 1512 m²
Culture Shared 100 m²
Culture Studyrooms 110 m²
Culture Techn. 38 m²
Culture Workshop 348 m²

3630 m²

Office
Office Markethall / retail 1015 m²
Office Meeting rooms 991 m²
Office Office space 6356 m²
Office Restaurant / retail 506 m²
Office Shared 788 m²
Office Social / circulation 389 m²
Office Techn. 325 m²

10370 m²
22170 m²

BTA Gross area building per Level
Level Name Area

Basement
Plan U2 Motionhall 912 m²
Plan U2 Parking 2104 m²
Plan U2 Shared 370 m²
Plan U2 Storage 238 m²
Plan U2 Techn. 640 m²
Plan U2 Wardrobe motionhall 90 m²

4354 m²

Plan U1 Auditorium 554 m²
Plan U1 Bike parking 276 m²
Plan U1 Parking 2345 m²
Plan U1 Shared 441 m²
Plan U1 Storage 68 m²
Plan U1 Techn. 49 m²
Plan U1 Wardrobe office 83 m²

3816 m²
8170 m²

Culture
Plan 01 Book cafe 235 m²
Plan 01 Colaboration space 35 m²
Plan 01 Heartspace / lobby 325 m²
Plan 01 Open common area 335 m²
Plan 01 Shared 25 m²
Plan 01 Techn. 10 m²
Plan 01 Workshop 348 m²

1313 m²

Plan 02 Administration 132 m²
Plan 02 Colaboration space 286 m²
Plan 02 Open common area 943 m²
Plan 02 Shared 25 m²
Plan 02 Techn. 10 m²

1396 m²

Plan 03 Colaboration space 68 m²
Plan 03 Flex hall 121 m²
Plan 03 Multihall 319 m²
Plan 03 Open common area 234 m²
Plan 03 Shared 50 m²
Plan 03 Studyrooms 110 m²
Plan 03 Techn. 18 m²

921 m²
3630 m²

BTA Gross area building per Level
Level Name Area

Office
Plan 01 Markethall / retail 1015 m²
Plan 01 Restaurant / retail 506 m²
Plan 01 Shared 185 m²
Plan 01 Techn. 46 m²

1752 m²

Plan 02 Meeting rooms 172 m²
Plan 02 Office space 885 m²
Plan 02 Shared 99 m²
Plan 02 Social / circulation 258 m²
Plan 02 Techn. 46 m²

1459 m²

Plan 03 Meeting rooms 218 m²
Plan 03 Office space 1286 m²
Plan 03 Shared 99 m²
Plan 03 Social / circulation 132 m²
Plan 03 Techn. 46 m²

1780 m²

Plan 04 Meeting rooms 210 m²
Plan 04 Office space 1162 m²
Plan 04 Shared 110 m²
Plan 04 Techn. 46 m²

1529 m²

Plan 05 Meeting rooms 219 m²
Plan 05 Office space 1140 m²
Plan 05 Shared 99 m²
Plan 05 Techn. 46 m²

1504 m²

Plan 06 Meeting rooms 68 m²
Plan 06 Office space 961 m²
Plan 06 Shared 99 m²
Plan 06 Techn. 46 m²

1174 m²

Plan 07 Meeting rooms 104 m²
Plan 07 Office space 923 m²
Plan 07 Shared 99 m²
Plan 07 Techn. 46 m²

1172 m²
10370 m²
22170 m²

Area per level Area per building

Total area office building:
Total area culture building:
Total area P1-P7:

Total area basement:

Grand total area project:

---------------------------------

Office worker capacity,
landscape, 15m² BTA per seat:

Total retail area 1st floor:

Total parking spaces:

10,370 m²
3,630 m²

14,000 m²

8,170 m²

22,170 m²

475 seats

1,521 m²
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KJALLARI -1.HÆÐ   

BASEMENT L.-1

KJALLARI -2.HÆÐ   

BASEMENT L.-2

The sculptural staircase takes people on a  fascinating journey through 
the dynamic life of the building. The stairs play a significant role in 
visually and physically activating the heart zone, as they are closely 
connected to this central space.

Explore a variety of activities and spaces situated on different levels.

The HEART creates and connects the entire first floor of the building 
complex, creating a unique universe of culture, leisure space, activity, 
gastronomy and retail. This will make the development very attractive 
for tenants, and a huge magnet for both local and regional visitors. 
This will also put Reykjavik and Borgarhöfði on the map internationally, 
drawing on the already popular tourist attraction that Iceland has 
become.

SKRIFSTOFUVOID
OFFICE VOID

The design of the office void focuses on enhancing 
connectivity, facilitating knowledge sharing, and 
promoting visual contact among the various floors 
and units. 

The floor plan is highly flexible, allowing spaces 
to be easily adapted for use as single offices,  
open-plan offices, or a hybrid of both.

The office space features high ceilings and diverse 
depths to optimize natural light. 

Additionally, a spacious atrium is constructed  
using warm wooden materials.

Visual kontakt Visual contact Optimazing daylightOptimizing daylight Vertical green 
space. Vertical green space

The floor plan is highly flexible, allowing spaces to be easily adopted for use as 

single offices, open-plan landscape or a hybrid of both. The office spaces feature 

high ceilings and diverse depths to optimize natural light. 

The terracing of the body envelope give a variety of depths to the office spaces, 

but are coordinated so as to function with two or three desks, or meeting rooms 

and single-offices. 

The circulation space is highly effective, giving a great brutto-netto factor and 

ample possibilities for having multiple tenants on the same floor. 

 

Gross floor area level 3 (without atrium):      1780m2 

Office seats (landscape):                                 148 seats 

Gross area per seat (max 15m2)                     12m2 

 

This shows the efficiency of the floor plan, where an average of 12m2 per seat 

while at the same time having space for social zones is a very good starting point. 

The ideal number we use in Norway is 15m2, so we have flexibility, as having more 

meeting rooms by the façade may be necessary for daylight control.

 

The total estimated seats for the building is between 475 using a 15m2 average 

per seat. In modern office planning, where home-offices are becoming more 

normal, under-coverage of seats is quite usual. This means that with an 

approximated 75% seat covering, the building can hold a company with 650-700 

employees.

NO SCALE NO SCALE

Krossamýrartorg is a bustling square located in the center of Borgarhöfði. The square is surrounded by 
new buildings and a culture house, offering shelter from the wind on all sides except for the south, where 
Borgarlínan connects to Krossamýrartorg.

The square is designed to provide easy access for pedestrians and cyclists, with good utility spaces created 
along natural trails. This allows new activities in the buildings to flow seamlessly inside and out. The surface 
of the square will feature concrete areas in different colors, with expansion joints creating a pattern. 
Wooden platforms could connect the buildings to the square, and permeable slabs will help drain the area. 
Use of different types and sizes of tiles in combination with wood could help to achieve the desired zones.
The cultural platform provides an opportunity for a lively atmosphere where activities from the culture 
house can extend to the square. From the office building, the market hall can also extend its function to the 
square, with food festivals and weekend markets.
The flexible zone offers many different activities based on seasons. Ice skating in the winter time, markets 
when the weather is (at least pretty good), concerts, design march exhibition... 
The possibilities are many and the square is able to adapt.

One significant feature of the square is the large plant bed located between the Borgarlína area and the 
square. This plant bed will feature beautiful trees, such as rowan or conifer trees, as well as a variety of 
bushes and plants that offer different color tones depending on the season. On the south side of the plant 
bed, there will be an area with benches and bicycle parking, connecting it to Borgarlínan.  

FORMUN TORGS 

FORMING THE SQUARE - PRINCIPALS

1

2

3

culture zone

grass stone

culture zone
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The square and park as one whole

The flow forms different zones  and 
pockets for the place.

Different zones are created with 
various programs and material /
tactile, breaking down the cale of the 
square

4 Adaptive reuse. 
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Place Identity
Building a destination

Sustainable place development is a process to 
create urban spaces that are active and 
attractive for people and businesses, on nature’s 
premises. It involves creating spaces that are 
both functional and appealing, as well as a strong 
place identity, a solid city life program, and a 
sustainable place economy. 

The project team propose a place development 
process of B9A with a strong focus on place 
identity, communication and a program that 
generates value for residents, visitors, 
businesses, stakeholders and the local economy. 
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Start

InvolvementInsight Storytelling

Strategic involvement
Public participation
Interviews and research
Analysis and key findings
Market alignment
Societal value
Define common values
Define common visions
Place development 
Place economy 

Name, words, scentences
Graphic identity
Project page
Market material
PR and communication
Midiation

Realisation

Onboarding
Insight 
Context and history
Stakeholder mapping
Opportunities
Challenges
R&D
Process plan
Scope and budget

Concept and form

City life functions
Programming
Circular and smart systems
Activities and activation
Local collaboration
Sharing models
Business modelling
Sustainability approach
Form and architecture

identity values 

Natural State Method
Location and character
Context and history
Local value and function
Area optimisation 
Identity / income area
Market analysis
Identity
Brand

Strategic advising
Project management
Construction 
Creative production
Tenant Recruitment

1 month 2 - 4 months 2 - 12 months 2 - 3 months x

Place Development by Natural State
Example of strategic development process

© 2022
The natural state of place

naturalstate.no

Sustainable Place Development
Success criteria

Place identity
Focus on the places unique context, history, 
location and function. Preserve local values 
and character through programming, use 
and storytelling. 

Stepwise development (active research)
Work with a long-term perspective, but initiate 
immediate activity and test low-hanging fruit, use 
this in communication and branding.

Market oriented
Focus on diversity, multifunctions and flexibility in 
the city life program and area solutions to create a 
high degree of activity, transaction and sustainable 
models for possible drivers and tenants.

Sustainability and circular economy
Sustainable buildings and construction, preserving, 
flexible areas, efficient energy and infrastructure, 
circular materials, circular systems and local 
cooperation for resource management and sharing.

Involvement and participation
High degree of strategic involvement of key players 
and public participation from an early stage to 
activate and establish the site, test concepts, 
create ambassadors, generate PR and reduce risk.

Storytelling
Good communication from an early stage to share 
information, secure market positioning, share vision 
with possible drivers and sales / rental.
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Holistic Place Economy
Potential value creation of place

With the right construction, programming and 
activity, Borgartorgið has the opportunity to create 
great value for people, nature, society and the 
market — especially for its owners, the local 
community and Greater Reykjavík in general.

An active area with the right activity will 
create an attractive place for people and 
business, with a clear and strong identity in 
the market and society — and strengthen the 
local economy through jobs, trade, increased 
rental income per square metre and more.

Potential value creation

● Pioneer project for sustainable development
● Sustainable building, materials and use of land
● Social sustainability, more workplaces and meeting places
● Increased focus on resale, local production, green tech, 

sustainable and smart cities and collaboration
● Increased rental income per square meter
● Increased brand value for developers
● Increased brand value for Greater Reykjavík
● Increased feelings of security, belonging and cohesion
● Inclusivity and activities for all
● New companies, innovation and development
● Better public health, increased learning, knowledge sharing, 

cultural production, exhibition arena for several industries
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Place Identity
Building a destination

Sustainable place development is a process to 
create urban spaces that are active and 
attractive for people and businesses, on nature’s 
premises. It involves creating spaces that are 
both functional and appealing, as well as a strong 
place identity, a solid city life program, and a 
sustainable place economy. 

The project team propose a place development 
process of B9A with a strong focus on place 
identity, communication and a program that 
generates value for residents, visitors, 
businesses, stakeholders and the local economy. 

THE ARCHITECTURE IN OUR PROPOSAL DRAWS INSPIRATION FROM BOTH THE 

VERNACULAR AND THE MODERN, SEEKING TO ESTABLISH A CONTEMPORARY 

SCANDINAVIAN DESIGN. 

THE PRECICE AND SHARP FAÇADE OF THE OFFICE BUILDING IS CONSIDERED IN 

RELATION TO THE LIGHT AND DREAMY FAÇADE OF THE CULTURE HOUSE. THIS WAY 

THE TWO FUNCTIONS HAVE A CLEAR DISTINCTION, WHILE BEING CONNECTED BY 

MATERIALITY AND DETAILS IN WOOD AND GREEN. 

TOGETHER THEY GIVE A FACE TO THE NEW MODERNITY OF REYKJAVIK.

The square and park as one whole

OFFICE BUILDING

TIL PLANSJE

CULTURE HOUSE

Behind the veil of the facade hides a warm 
and wooden interior. Open spaces on the 
ground floor are bathed in daylight, and are 
in contact with the surroundings, creating 
unique spatial experiences  

The wooden structure and panels are 
combined with textile elements for acoustic 
dampening, the textile offering a soft surface 
and various color options. 

Within the many activity, study and 
collaboration rooms throughout the three 
levels of the culture house, intimate and soft 
spaces give comfort and refuge. 

The façade of the culture house is made 
of translucent glass panels mounted on 
angles, which give a dream-like and unique 
expression. At day the culture house sits like 
a little cloud on the plaza, while at night it 
lights up like a fantastical lantern. 

The angled panels create a wave-like finish 
to the façade towards the sky, signaling the 
presence of something special. The façade 
can be built like a two or one layer façade. 

The ground floor is mainly an open glass 
façade, to ensure contact and possibilities of 
opening up the interiors to the outside.

INTERIORINTERIOR EXTERIOREXTERIOR
The interiors of the office building express 
the proposed wooden CLT-structure, which 
along with further wooden detailing and lots 
of plants and green elements, convey an air 
of the workplace of tomorrow. 

A generous atrium at the center of the 
building is designed like a terraced vertical 
garden, almost like those of Babylon. 

Meeting rooms and social zones give activity 
to the social central space, while acoustic 
cladding with textile surfaces create a 
comforting and inspiring interior. 

The office areas for the tenants are open 
to various customization according to the 
companies wishes.

The exterior façade of the office building is 
designed as a recycled aluminium system 
façade, in an elegant anodized green finish. 

The building envelope is terraced every two 
stories to adapt to the surrounding spaces, 
and the system façade follow these offsets 
with a varied rhythm of vertical elements. 
Along with the angles in the façade, this 
creates a dynamic effect, where the façade 
will never look alike from two different 
angles. 

On the first floor, a more solid arcade clad 
in wood connects the office building to the 
Krossamyra square, creating generous 
openings which are suited for various 
commercial activities.

reference photos
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THE OFFICE BUILDING THE CULTURE HOUSE

Curtain wall system with integrated passive sunscreen in recycled aluminum

Visible CLT column. fireproffed

Technical floors enable installations to be located on the overside of the 
CLT slab and show the underside in the ceilings below 

Buildup with external insulation and green roof
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Suspended light fixtures

CLT slab with visible underside. Fireproofed

Glass/alu floor to ceiling windows in recycled aluminum

External CLT column weather proofed
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Firesprinkler system

Cable trays for floor based electrical outlets

Cable trays for floor based electrical outlets

Cladding with CLT finish

Suspended wood slatted aqoustic ceilings

Ceilingbased ventilaion system

Double skin facade for environmentally friendly passive ventilation

Steelmesh maintenancefloor

External glazing system mounted in angles with white steelmesh between glasssheets in 
different hues and opacity for contact between inside and outside (Okalux or similar 
brand) also helping to reduce the amount of solar radiation entering the building.

Passive ventilation through motorized openable windows

Visible CLT column. Fireproofed

Suspended wood slatted aqoustic ceilings

Buildup with external insulation and green roof

Internal sunshading

Glass/alu floor to ceiling windows in recycled aluminum

Firesprinkler system

Visible CLT beam

Glass/alu floor to ceiling windows in recycled aluminum

Suspended light fixtures

Ceilingbased ventilaion system

Skala:

Yfirfarið af:

Teiknað af:

Dagsetning

Verknúmer:

Urriðaholtsstræti 18, 210 Garðabær - S: 787-2702 - www.senson.is - senson@senson.is  

Almennt:
Öll mál sannreynist á staðnum. Ef misræmi kemur upp í 
teikningum skal strax hafa samband við hönnuði og 
eftirlit.
Öll mál eru í millimetrum nema kótar sem eru í metrum.  

Magnús M. Þorvarðarson kt. 160984 -2799 FAÍ
Hönnunarstjóri

Aðaluppdrættir

TEIKNING I VINNSLU

Daniel C. Axelsen kt. 270285-4229 BFÍ

Hans Or. Kristjánsson kt. 240187 -2729 FAÍ

Teikninganúmer:

Verkhluti:

Verkferli:

Samþykkt Hönnunarstjóri

Verkheiti:

Verkkaupi:

Útgáfa

1 : 100

10
/0

3/
20

23
 13

:3
0

:1
2

10/03/2023 13:30:12

Unnamed

Project Number

Project Name

Owner

Issue Date

Author

Checker

A_1.02

Útg. Dags. Skýring

1 : 100

Kontor
1 1 : 100

Kultur
2

Curtain wall system with integrated passive sunscreen in recycled aluminum

Visible CLT column. fireproffed

Technical floors enable installations to be located on the overside of the 
CLT slab and show the underside in the ceilings below 

Buildup with external insulation and green roof

Internal sunshading

CLT slab. Fireproofed

Suspended light fixtures

CLT slab with visible underside. Fireproofed

Glass/alu floor to ceiling windows in recycled aluminum

External CLT column weather proofed

Floorbased ventilaion system

Firesprinkler system

Cable trays for floor based electrical outlets

Cable trays for floor based electrical outlets

Cladding with CLT finish

Suspended wood slatted aqoustic ceilings

Ceilingbased ventilaion system

Double skin facade for environmentally friendly passive ventilation

Steelmesh maintenancefloor

External glazing system mounted in angles with white steelmesh between glasssheets in 
different hues and opacity for contact between inside and outside (Okalux or similar 
brand) also helping to reduce the amount of solar radiation entering the building.

Passive ventilation through motorized openable windows

Visible CLT column. Fireproofed

Suspended wood slatted aqoustic ceilings

Buildup with external insulation and green roof

Internal sunshading

Glass/alu floor to ceiling windows in recycled aluminum

Firesprinkler system

Visible CLT beam

Glass/alu floor to ceiling windows in recycled aluminum

Suspended light fixtures

Ceilingbased ventilaion system

Skala:

Yfirfarið af:

Teiknað af:

Dagsetning

Verknúmer:

Urriðaholtsstræti 18, 210 Garðabær - S: 787-2702 - www.senson.is - senson@senson.is  

Almennt:
Öll mál sannreynist á staðnum. Ef misræmi kemur upp í 
teikningum skal strax hafa samband við hönnuði og 
eftirlit.
Öll mál eru í millimetrum nema kótar sem eru í metrum.  

Magnús M. Þorvarðarson kt. 160984 -2799 FAÍ
Hönnunarstjóri

Aðaluppdrættir

TEIKNING I VINNSLU

Daniel C. Axelsen kt. 270285-4229 BFÍ

Hans Or. Kristjánsson kt. 240187 -2729 FAÍ

Teikninganúmer:

Verkhluti:

Verkferli:

Samþykkt Hönnunarstjóri

Verkheiti:

Verkkaupi:

Útgáfa

1 : 100

10
/0

3/
20

23
 13

:3
0

:1
2

10/03/2023 13:30:12

Unnamed

Project Number

Project Name

Owner

Issue Date

Author

Checker

A_1.02

Útg. Dags. Skýring

1 : 100

Kontor
1 1 : 100

Kultur
2

SKRIFSTOFUBYGGING MENNINGARHÚS

OFFICE BUILDING CULTURE HOUSE

A CIRCULAR NEIGHBORHOOD

Cirularity is a both a new and old way of thinking. 
The principle is simply resource efficiency - how 
do we make the most of the resources we have, 
and reduce the need for new resources. We were 
better at this 1000 years ago, so in one way it is 
back to basics. For Borgarhöfði, circular ideas 
of water management, reuse of materials and 
goods, and management of local waste can all be 
of relevance.

A circular concept which is highly relevant for the 
long term development of the area, is the use of 
surplus masses (soil etc.) and surplus materials 
from one building phase to the next. This reduces 
material waste, and is a more efficient way of 
managing resources, also resulting in reduced 
costs in the long term. This requires areas for 
temporary storage, which seem to exist in 
abundance in the area. 

Borgarhöfði can and should be developed 
as a pioneering project for sustainable 
transformation. Key points:

• Sustainable materials and construction
• Area optimization, multifunction, and 

sharing
• Circular systems and local cooperation
• Local production and short value chains
• Efficient blue-green roofs and green areas
• Smart city technologi and smart mobility
• Social sustainability, inclusion, and diversity
• Safe and thriving neighborhoods
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SJÁLFBÆRNI
SUSTAINABILITYBUILDING FOR THE FUTURE
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MOBILITY
In order to create a vibrant neighborhood with 
thriving businesses, prioritizing pedestrians is 
paramount, in the form of shared traffic spaces 
and planning for walkability. Making biking an 
attractive option both for shorter and longer 
distances with separate bikelanes, easy parking 
access, and workshops for maintenance.

CERTIFICATION
An ambitious sustainability certification will 
place Borgarhöfði on the map for the public, 
politicians and future tenants. The office 
building is particularly suited for a BREEAM 
Excellent or Outstanding certification, where 
an early stage pre-analysis would confirm this 
potential.

Furtermore, setting clear UN sustainability 
goals for the project is a solid way of anchoring 
intentions in an international platform 
and language. And such creating a clear 
sustainability profile for the project to be used in 
communication and development process.

CO² ESTIMATES FOR BORGARHÖFÐI

DESIGN FOR DISASSEMBLY
In every commercial building, tenants come and 
go, bringing with them the need for remodeling. 
Preparing for these changes in interior walls 
and technical systems can reduce the long-term 
costs, efforts and material waste. By investing 
initially in this ”changeability”, costs in a longer 
perspective can be reduced. 

CO² ACCOUNTING
Based on reference projects in the 
Futurebuilt program in Norway, we have 
here shown the potential in reducing 
carbon emissions in our project. 

The main ingredients of emission 
accounting are transport, energy 
and materials. The city line and 
central location of Borgarhöfði in the 
development area, along with bikefriendly 
and pedestrian-prioritized planning, make 
for reduced emissions from transport. 
The amount of parking spaces should be 
reconsidered.

Energi effeiciency can be achieved by 
the efficient building envelope, a smart 
thermal system and an effective facade. 
A wooden CLT-construction along with 
recycled and reused elements in the 
facade, interior and landscape will greatly 
reduce the emissions from materials. 
Calculating with the stored C0² in the 
wood construction, a carbon-positive 
project is possible.

WOOD & CLT-CONSTRUCTION
Most of the carbon footprint of a building 
lie in the construction system. While the 
basement must be built in concrete, a 
wooden CLT-construction greatly reduces 
the CO² emissions from the building. 

A wooden construction is also greatly 
beneficial for the interior climate and 
air quality. The visibility of wood in the 
interiors offer a biophilic quality to the 
users as well, improving the perceived 
well-being throughout the working hours. 

Also, a CLT construction is suitable for 
disassembly – which prepares the building 
for a circular transition when its days have 
come some time in the distant future.

1. ROOFS - with blue/green draining. 
Suitable for urban farming and local 
speices for biodiversity 

2. FACADE - energy effective facade 
based on a recycled aluminium system, 
suited for disassembly 

3/4. CONSTRUCTION - Wooden CLT-
construction system for low emissions and 
good indoor climate.

5. BASEMENT - Cast-in-place concrete 
structure of two levels, for parking, sports 
and auditoriums.
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distances with separate bikelanes, easy parking 
access, and workshops for maintenance.

CERTIFICATION
An ambitious sustainability certification will 
place Borgarhöfði on the map for the public, 
politicians and future tenants. The office 
building is particularly suited for a BREEAM 
Excellent or Outstanding certification, where 
an early stage pre-analysis would confirm this 
potential.

Furtermore, setting clear UN sustainability 
goals for the project is a solid way of anchoring 
intentions in an international platform 
and language. And such creating a clear 
sustainability profile for the project to be used in 
communication and development process.

CO² ESTIMATES FOR BORGARHÖFÐI

DESIGN FOR DISASSEMBLY
In every commercial building, tenants come and 
go, bringing with them the need for remodeling. 
Preparing for these changes in interior walls 
and technical systems can reduce the long-term 
costs, efforts and material waste. By investing 
initially in this ”changeability”, costs in a longer 
perspective can be reduced. 

CO² ACCOUNTING
Based on reference projects in the 
Futurebuilt program in Norway, we have 
here shown the potential in reducing 
carbon emissions in our project. 

The main ingredients of emission 
accounting are transport, energy 
and materials. The city line and 
central location of Borgarhöfði in the 
development area, along with bikefriendly 
and pedestrian-prioritized planning, make 
for reduced emissions from transport. 
The amount of parking spaces should be 
reconsidered.

Energi effeiciency can be achieved by 
the efficient building envelope, a smart 
thermal system and an effective facade. 
A wooden CLT-construction along with 
recycled and reused elements in the 
facade, interior and landscape will greatly 
reduce the emissions from materials. 
Calculating with the stored C0² in the 
wood construction, a carbon-positive 
project is possible.

WOOD & CLT-CONSTRUCTION
Most of the carbon footprint of a building 
lie in the construction system. While the 
basement must be built in concrete, a 
wooden CLT-construction greatly reduces 
the CO² emissions from the building. 

A wooden construction is also greatly 
beneficial for the interior climate and 
air quality. The visibility of wood in the 
interiors offer a biophilic quality to the 
users as well, improving the perceived 
well-being throughout the working hours. 

Also, a CLT construction is suitable for 
disassembly – which prepares the building 
for a circular transition when its days have 
come some time in the distant future.

1. ROOFS - with blue/green draining. 
Suitable for urban farming and local 
speices for biodiversity 

2. FACADE - energy effective facade 
based on a recycled aluminium system, 
suited for disassembly 

3/4. CONSTRUCTION - Wooden CLT-
construction system for low emissions and 
good indoor climate.

5. BASEMENT - Cast-in-place concrete 
structure of two levels, for parking, sports 
and auditoriums.

1. 

2. 

3. 

4. 

5. 
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A CIRCULAR NEIGHBORHOOD

Cirularity is a both a new and old way of thinking. 
The principle is simply resource efficiency - how 
do we make the most of the resources we have, 
and reduce the need for new resources. We were 
better at this 1000 years ago, so in one way it is 
back to basics. For Borgarhöfði, circular ideas 
of water management, reuse of materials and 
goods, and management of local waste can all be 
of relevance.

A circular concept which is highly relevant for the 
long term development of the area, is the use of 
surplus masses (soil etc.) and surplus materials 
from one building phase to the next. This reduces 
material waste, and is a more efficient way of 
managing resources, also resulting in reduced 
costs in the long term. This requires areas for 
temporary storage, which seem to exist in 
abundance in the area. 

Borgarhöfði can and should be developed 
as a pioneering project for sustainable 
transformation. Key points:

• Sustainable materials and construction
• Area optimization, multifunction, and 

sharing
• Circular systems and local cooperation
• Local production and short value chains
• Efficient blue-green roofs and green areas
• Smart city technologi and smart mobility
• Social sustainability, inclusion, and diversity
• Safe and thriving neighborhoods
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SKRIFSTOFUBYGGING
OFFICE BUILDING

The concept for the office building is effective 
and flexible office areas around a social and  
collaborative core. The interior atrium cuts like 
a void through level 2-7, creating an indoor  
oasis for the companies residing at Borgarhöfði. 

The atrium is quite small in footprint, and  
terraced in order to increase light conditions 
and the feeling of being in a comfortable space. 

The design focuses on enhancing connectivity, 
facilitating knowledge sharing and promoting 
visual contact among the various floors and units. 

Meeting rooms, drop-down work places and  
social zones are accessed from both the  
circulation areas and the office areas, creating 
a dynamic and visible work culture. 

This is the future of work culture, and the unique 
feature of the social and green atrium with make 
the office building a priority for attractive   
tenants.


