117 on Strand – Mixed Use Inner City Regeneration Project
1. Project introduction (may not be longer than 1000 characters)
117 on Strand, a signature mixed use development by Ingenuity Property Investments Ltd is located on the edge of the CBD and the Bo-Kaap on the west side of the city of Cape Town. The development involved the demolition of two existing buildings and the construction of a new 18 storey mixed use building with associated parking, external works and landscaping as well as the upgrading of an existing three storey heritage building.
2. Entry overview  (may not be longer than 200 words)
117 on Strand takes its name from its location at no. 117 Strand Street, Cape Town, together with the interesting fact that it accommodates exactly 117 apartments. 

The development has been planned as a 16 600m2 mixed use building comprising residential (43%), office (28%), retail (15%) and health club (14%) and other service components required. The building further provides secure public parking for 250 cars in the basement, accessed via Strand Street and secure private parking for 320 cars in the podium, accessed via Chiappini Street. The building serves the city through its mixed use offering making the city centre a more desirable place to live, work, shop, socialize and exercise.

The site is located adjacent to the “Bo-Kaap” area on the boundary of trendy de Waterkant. It is minutes away from Cape Town’s entertainment hub, the V&A Waterfront, with easy access to city-based businesses. 117 on Strand provides a cosmopolitan, vibrant lifestyle in the heart of the Mother City.
3. General images (10 images of completed development)
Images from Wieland

4. Architectural images (5 images)
Drawings from Marilu
5. Criteria ​
a. Design concept (may not be longer than 100 words) - 15 POINTS
i. a clear evidence of innovation
ii. new idea/concept
iii. fresh approach
117 on Strand, being located on the edge of the CBD and the largely residential area of the Bo-Kaap, is a building of contrasts. The one side of the building relates to the corporate world of the CBD in terms of scale, mass and colour. The other side of the building, facing the Bo-Kaap and De Waterkant and the western Atlantic neighbourhoods has a distinctly residential feel and relates to the street and human scale in a more sensitive way. 

The building has been divided into the elements of urban edge, base building and tower to create a progression of scale starting with the two storey retail element, which creates a visually permeable zone with a legible city street scale and is delineated by a sheltering canopy element. Concerted design effort has been made to modulate the plinth to “break it up” into a more domestic scale by using vertical and horizontal elements creating smaller, varied and less imposing elements, which relate directly to the scale and form of the existing houses of the adjacent Bo-Kaap. Lastly the tower element itself has been shaped so as to specifically lessen the impact on the sensitive Bo- Kaap area behind by stepping the facade away from the Chiappini / Castle Street corner. This stepped facade has incorporated the use of colour on the verticals facing towards the Bo-Kaap to further reflect the vibrancy of this historic area. A further design element that assists with the relative scale of the building is the setback above the plinth level, which creates a roof garden area and allows for a visual “disconnect” between the slim tower element and the heavier and more “grounded” base building, with its more solid construction.
The black flush glazed tower element was decided upon so that it would not  detract from the backdrop of Table mountain whilst giving the building a definite look of class and sophistication.
The building is located adjacent to one of the most colourful areas of Cape Town, namely the Bo-Kaap. Inspiration was taken from this vibrant area in the design of the facades. Colours were selected which was representative of the colours of the area and further layering was added to the façades by introducing a colourful silhouette of “Bo-Kaap houses” continuing the Chiappini streetscape into the façade of the new building thereby acknowledging the context and scale of the neighbourhood.
Atrium planters

Rainscreen tiles on the cores
b. Economic and financial consideration (What economic fundamentals were taken into account for this development - may not be longer than 100 words) - 20 POINTS
i. Return on development/ solution vs capital outlay 

ii. Payback period on design/ solution?

iii. Did you do a life cycle analysis?


c. Tenant covenants (may not be longer than 100 words) - 6 POINTS

i. Strength of tenants

ii. Type of tenant

iii. Tenant Mix

iv. Lease Duration
The initial investment case analysis was based on a return on capital model . The building had two distinct elements of return i.e. a longer term annuity income stream based on letting and tenancy assumptions and a residential return trading return that would be recognized on completion. The two components had clear hurdle rates that were set up front in order to make the decision to proceed with the development.

Being a mixed use scheme the project catered for two types of tenancies i.e. retail and commercial / office tenants. Typically the lease profile of the anchors, being Pick n Pay and Planet Fitness, exceeded 10 years, whilst the smaller line shops such as Miele and Valcucine  have lease periods of 5 years. The office tenants similarly were required to sign leases with minimum periods of 5 years. The current office tenants are LDM and Norton Rose Fulbright SA, both being high profile corporate national tenants, which serve as a solid underpin to the investment.
d. Overall impact (may not be longer than 100 words) - 25 POINTS


i. Please enter your concluding remarks.

ii. What is different about this innovation/ design / solution?

iii. Please provide points of special merit to be taken into account by the judges. 

iv.  Is this proposal clear and well presented?
Mixed use buildings in town centres play an integral part in the regeneration of our inner cities. This development breathes new life into a previously derelict area and connects the very successfully regenerated V&A Waterfront and neighbouring De Waterkant area with the CBD. The building provides public facilities such as retail and parking in an area where these facilities are in very high demand. The development regenerated the public realm of all four surrounding streets, but most significantly the building and street interface along Chiappinni and Strand Street have been massively improved, making our city a safer, better place for its inhabitants.
e. Social Transformation (may not be longer than 100 words) - 10 POINTS

i. How did the innovation/ design / solution assist in community enhancement?

ii. How did the innovation/ design / solution assist in transformation? 

iii. How did the innovation/ design /solution assist in social up-liftment?

iv. How did the innovation assist in empowerment / job creation?


Prior to this project, the site and immediate surroundings included some derelict and neglected buildings, where unemployed people and vagrants were observed in the streets. It was envisaged that the development could potentially contribute to uplifting the area and attract further investment into the surrounding areas, which would result in positive economic growth and social empowerment, specifically within the local community of the Bo-Kaap.

During the construction phase of the project, many work opportunities were created for local residents of Cape Town and specifically the immediate locals of the west city. The development, through its variety of mixed use offerings, provides accommodation, recreation, employment and retail opportunities directly benefitting the local economy and social upliftment of the area.

f. Functionality / Fit for Purpose (may not be longer than 100 words) - 7 POINTS

i. What enhancements are provided to improve the primary use of the building or solution b) Doing new things or doing things differently

The building was designed as a “two core building”, with the two vertical circulation cores visually and structurally forming bookends to the building. These bookends structurally anchor the floor plates and create a large open plan floor plate in the middle. This is particularly efficient in the top half of the building where the offices and larger apartments are located. On the three office floors (9th to 11th floors) it creates opportunities for a mix of tenancy sizes as the large, efficient floor plate can be subdivided into two, three or four tenancies, ranging from 250m2 to 550m2 and when left as a single tenancy floor it measures around 1100m2 for a single office. In the top part of the tower element this uninterrupted floor plate enabled a large, naturally ventilated atrium to be carved out of the middle of each floor, which is a unique characteristic of this building. The majority of the apartments in this development is located on the 12th to 17th floors. The naturally lit and ventilated atrium, with hanging gardens of real plants and climbers, enables these apartments to benefit from plenty of natural light and fresh air from two sides, making the apartments feel more like garden apartments high up in the sky. Something which is unexpected in a tall building and unprecedented in Cape Town.

g. Facilities / User Satisfaction (What facilities does the building provide.) (may not be longer than 100 words) - 7 POINTS
i. What is the uniqueness of the design / solution? 

ii. How does the initiative deliver benefit to the industry and stakeholders?

iii. How original or creative was the design / solution?

iv.  What evidence exists to support positive impacts?

The development has been planned as a 16 600m2 mixed use building comprising residential (43%), office (28%), retail (15%) and health club (14%) and other service components required. The building further provides secure public parking for 250 cars in the basement, accessed via Strand Street and secure private parking for 320 cars in the podium, accessed via Chiappinni Street. The building serves the city through its mixed use offering making the city centre a more desirable place to live, work, shop, socialize and exercise.

h. Environmentally sustainable design (may not be longer than 100 words) - 10 POINTS


i. To what extent has the innovation taken environmental issues into account?

ii. Does the innovation contribute to the green star rating, if so what is it?

iii.  Explain how sustainable the innovation/ design is?

iv. Please keep the GBCSA criteria in mind when providing your response (management; indoor environment quality; energy; transport; water; materials; land use and ecology; emissions and innovation) where applicable.
The development applied for a 4 Star “As Built” rating as accredited by the Green Building Council of South Africa. This was achieved in part due to the incorporation of sustainability design measures applied during construction and in use, such as a waste management system, grey water recycling plant, motion sensors lighting, extensive green travel options with associated bicycle parking and showers, dedicated car pool / hybrid vehicle parking and ample natural light and ventilation. The floor plates were also designed to allow future proofing of the building with flexible floor plates, which could accommodate various future uses.

