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T his signature mixed-use building in the heart of Cape Town, takes its name 
from its location at 117 Strand Street, together with the interesting fact that it 
accommodates exactly 117 apartments. 

Site
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 and 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.

The building is located directly adjacent to one of the City’s main arterial roads, namely 
Strand Street, and is further bounded by Chiappini, Rose and Castle Streets. The site 
is a landmark site forming a perceived ‘Gateway to the City’ when approaching the city 
from the western Atlantic suburbs, and descends into the City lower down. The building 
also forms a ‘gatepost’ to the city, marking the edge of the commercial zone of the CBD.

The Brief and Design Response
The brief from the client, Ingenuity Property Investments, was to provide a landmark 
mixed-use building with sufficient parking, which both respects and connects to the 
listed 3 storey historic building that exists to the north east corner of the site and respects 
the context and fabric of the neighbouring Bo-Kaap.
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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 
which runs from Rose Street up Castle Street 
around Chiappini street and ends on the Strand 
Street façade. A concerted design effort has been 
made to modulate the plinth (housing a residential 
component) and break it up into a more domestic 
scale by using vertical and horizontal elements to 
create 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 façade away from 
the Chiappini / Castle Street corner. This stepped 
façade has incorporated the use of colour on the 
verticals facing towards the Bo-Kaap to further 
reflect the vibrancy of the 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.

Building Use
The development was planned as a 16,600m2 
mixed-use building comprising residential (43%), 
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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, socialise and exercise.

The site’s elevation unlocked beautiful 360º 
views towards Table Mountain and Lions Head with 
the colourful Bo-Kaap houses in the foreground, 
around to the city bowl, the Cape Town harbour, 
waterfront and Table Bay beyond and towards 
Green Point and the stadium, completing the full 
circle at Signal Hill. 

LEVEL 14LEVEL 09
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Project Timeline
The first designs for the building as we see it today 
started in May 2014. Over the next year and a half 
the building design was technically resolved and 
the first council submission for planning consent 
was submitted in December 2015. Planning 
approval was obtained in September 2016.

Demolition of the existing Endee Building then 
started in September 2016 with the construc-

tion of three phases starting in April 2017. The 
occupation of the final phase was achieved in
December 2019.

Sustainability Design 
The development has applied for a 4 Star As 
Built rating as accredited by the Green Building 
Council of South Africa. This will be achieved 
in part due to the incorporation of sustainability 
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design measures such as a waste management 
system, grey water recycling plant, motion sensors 
lighting, extensive green travel accommodation 
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 uses.

Structure and Façade
The superstructure of the building is a combination 
of steel reinforced concrete columns and post 
tensioned concrete slabs. The benefit of the 
post tensioning slabs is that it reduced the slab 
thickness, thereby slimming down the overall 
structure and creating a more efficient building 
in section. Due to the change of various uses on 
the different floors, the structural grid had to be 
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adjusted at 3 separate heights in the section of the 
building and this was carefully achieved by means 
of transfer beams.

The façades comprise mostly double glazed 
curtain wall cladding higher up the building 
and a combination of aluminium framed and or 
flush glazed windows lower down the building, 
combined with an exposed concrete frame. This 
frame was designed on the same grid as the 
previous Endee building, respecting the context 
and history of this site.

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. The main vertical circulation core 
on Strand Street is clad in a full bodied porcelain 
rainscreen tile system imported from Italy. Further 
accents are created by aluminium laser cut screen 
cladding clipped onto the building.

Heritage
117 on Strand is located in a Heritage Protection 
Overlay Zone, and hence particular care was 
taken in the design response to value the heritage 
significance. A dedicated Heritage Consultant 
was appointed to assess the proposals and fully 
document the existing semi-industrial modernist 
building to be demolished. The development team 
consulted with heritage bodies, namely, but not 
limited to, the City’s Heritage Department, Heritage 
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Western Cape and interests groups including the 
Bo-Kaap Civic and entered into public consultations 
to ensure the development responded positively 
to its heritage context.

Apartments
Duplex apartments are accommodated on the 
podium level. These apartments offer a large 
open plan ground floor with a discreet mezzanine 
level. Further apartments are located on levels 
12 through 17 in the tower. These range in size 
from 45m2 one-bedroom units to a luxurious 
260m2 penthouse. Intelligently designed to utilise 
space, each unit offers superb finishes and ample 
relaxation areas, indoors and out. The residences 
offer a mix of apartments to suit all choices. Each 

apartment showcases panoramic views of the city, 
mountain or sea.

Services
The parking sections of the building are fully 
ventilated by means of mechanical ventilation 
systems in the basement and a combination of 
natural and mechanical ventilation systems in the 
podium parking portion. The rest of the building is 
fully air conditioned with all apartments benefitting 
from at least one air conditioning unit.

All apartments have openable windows for 
ventilation purposes and in the tower portion 
the apartments are arranged around a naturally 
ventilated atrium for fresh air, ventilation and 
smoke clearance.




