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S ituated on the border of the historic De Waterkant and Bo Kaap districts in Cape Town, 
The Mirage is a contemporary mixed–use development that faced the multi-faceted 
challenge of erecting a modern building in a sensitive heritage area.

Background
Developed by The Nova Group and Careline in a 50/50 partnership, the project underwent 
numerous architectural and design changes over a number of years before Kevin Gadd 
Architects, (working in collaboration with architect Scott Johnston), were appointed to 
answer the brief from the developers.

The Site
The site sits on the corner of Strand, Chiappini and Hudson Streets. This places the 
building on the very edge of the CBD zoning boundary, which has generous bulk and height 
allocations. Outside of this boundary, from Hudson street onwards, the zoning allocations 
are more onerous, which highlight the contrast between the two zones – essentially the 
new city meeting the old.

The site originally consisted of a number of older buildings, of which the Phoenix Hotel 
is the most historically interesting. The Phoenix bar was known locally as a meeting place 
for local anti-apartheid activists during the apartheid years and had a strong socio-political 
relevance within the local community.

Although there is now no sign of this historical past, the architects were aware of the 
heritage of the site and, on some level, feel that there was an accountability beyond the 
commercial imperative that influenced their approach to the design.

The footprint of the buildings extends to the boundary on all sides. Excavation of the 
basement for parking was challenged on the boundary of Strand and Hudson by a seam 
of stone that runs down from the old quarry on Strand Street. Four basement levels 
were excavated.
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Design
One of the major considerations with regards 
to design, was establishing the connection with 
the street. Once the street level design was in 
place, attention could be paid to maximising the 
bulk requirements of the developer on the upper 
levels. The upper storeys were an exercise in 
mitigation and balancing between the design and 
maximising the square meterage requirements.

Vertical Cores
The binding elements are the vertical cores, 
which, once the decision was made to move 
them to the exterior corners, provided a link 
between the base and the superstructure. 

The two main structural and service cores 
act as ‘book ends’ and allowed the corners 
to be expressed as key components of the 
façade design. 

As a result of this, the corner of the building 
on Strand and Chiappini Streets is one of the 
most striking aspects of the design. The two 
cores at opposite ends of the building have 
become design features in their own right . The 
‘Sky Bar’ joins the two at roof level, forming a 
distinctive band across the vertical mass. 

The placement of the cores also allowed for 
an open atrium within the centre of the building 
and more flexible scope within the design. 
Due to the changing demands on the building 
in terms of usage and tenancy throughout 
the build process, the design often had to be 
modified. As the central core of the building was 
appointable, usable space, the design was more 
easily adaptable.

The scale of the superstructure façade was 
adjusted depending on the orientation. The 

The varied use of glass, 
lighting, wooden cladding 
and pergolas on each 
façade has ensured that all 
the ‘layers’ of the building 
form a cohesive entity

façade facing up towards the Waterkant and 
Bo Kaap differs in scale and setback from the 
façades facing towards the CBD. There was 
also an attempt to bring the character found 
in Hudson Street through the building onto the 
more utilitarian cityscape of Chiappini Street. 

The 2,000m2 shopping precinct connects 
both Hudson and Chiappini Street at street level. 
Entering from Chiappini Street up a generous 
staircase, shops and restaurants provide the link 
through the core of the building. The restaurants 
have balconies opening onto the street, allowing 
the building to connect actively with pedestrian 
traffic. There are separate entrances for the 
private apartments and the hotel.
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Green Building Certification
The Project has targeted a Green Star Rating with the Green Building 
Council of South Africa and the Professional Team and Client have 
been working together with appointed Green Building Consultants, 
Terramanzi Group, to attain this stellar achievement.

Fabio Venturi, Director of Terramanzi Group, said that this has 
been an extraordinary project and that they are now close to the 
Round 1 submission date with the GBCSA.

Elements
The building is divided into a number of elements, including retail, a 
hotel, luxuriously appointed private apartments and a rooftop terrace 
and bar. 

The challenge was to seamlessly integrate these separate 
mixed-use aspects whilst still affording them a certain degree of 
individual identity. 

The street level is ‘capped off’ by a horizontal glass light box 
that runs around the building and acts as an effective transition 

to the upper levels, especially when lit up at night and is achieved 
largely by the inconspicuous parking levels within. Another vertical 
light box, borrowing from the lit lift lobbies, runs up the lift shaft on 
the outside of the building emphasising the corner of Strand and 
Chiapinni streets.

Zoning requirements dictated a degree of setback on the upper 
levels which softens the bulk whilst the finishes also give a feel of 
‘rooftop living’. Delicate pergolas echo the surrounding roof terraces 
of older buildings in the area.

The ‘Sky Bar’ situated at the top of the building makes the most 
of panoramic views of the city and provides a unique recreational 
space for residents and visitors.

Finishes
The varied use of glass, lighting, wooden cladding and pergolas on 
each façade has ensured that all the ‘layers’ of the building form 
a cohesive entity, whilst still retaining interest and the ‘human 
element’ essential in any successful mixed-use development. 

SOUTH WEST ELEVATION - STRAND STREET

HOTEL LEVEL 1

NORTH WEST ELEVATION - HUDSON STREET

HOTEL LEVEL 2
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The developers were open to using 
finishes that are not traditionally used 
in a commercial building, which allowed 
for more creativity when it came to 
defining key aspects of the façade;
locating imageable references to the 
adjacent residential communities, as well 
as the city beyond.

The chic Careline kitchens, with 
their minimalist look and clean lines, 
were designed for the busy lifestyle of 
the occupants.

 An interesting space saving concept in 
the bachelor units and studios was the way 
the bedroom cupboards and kitchen were 
designed as one entity.

 The Careline design team developed a 
furniture living space concept utilising all 

available space, allowing even the smallest 
units to have TV units, shelving, dining room 
table and sofas. 

 
Parking
Although there is extensive parking 
within the building, both at basement 
level (4 levels) and within the upper 
storeys (2 levels), the parking areas are 
barely visible when viewing the façade. 
The architects felt that the successful 
integration of the parking into the 
fabric of the building contributes to the 
success of a mixed use development 
that emphasises connectivity and 
human scale. This was also achieved 
without compromising any of the street 
level connectivity.

The Mirage Hotel
The Capital Hotel Group opened its first 
Cape Town hotel, The Capital Mirage, in 
November 2015. An exciting new entry 
into the aparthotel sector, the property 
offers a selection of one, two or three 
bedroom apartments.

The interior design of all the reception 
areas as well as the 65 rooms and 
apartments was carried out by Source 
Interior Brand Architecture. 

Interior Design - Hotel
Working from an open brief to create 
an interior that is true to the building, 
the design team found inspiration in the 
contemporary lines and confident structure 
of the building. Responding to the innate 

RESIDENTIAL LEVEL 1 RESIDENTIAL LEVEL 2
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masculinity of the building, shapes and colours largely refer to elements like men’s suits 
and semi-industrial materials.

Well-placed splashes of rich jewel tones, considered styling and large-scale artworks 
ensure that the aesthetic feels rich and balanced while bold elements like the impressive 
three-storey in-situ artwork by well-known street artist, Freddy Sam, provide a tongue-in-
cheek slant.

Strategically exposed concrete offset by crisp white and underscored with thin lines 
of sharp black, form the basis of a thoroughly urban scheme. Expanding the scheme with 
tonal layers of warm taupe, accented with jewel tones and a hint of metallic elevates it to 
inner city luxury.

With nearly 18 different configurations, each apartment feels individually designed despite 
the common palette of finishes and furniture types.

What started as an awkward space at the bottom of an atrium has been transformed to 
become a moody & luxurious cocktail bar exclusively for the use of guests. The purple pool 
table echoes the quirk of the oversized street-art installation that it is set against.

Following the opening of the hotel, all the mixed use elements of the building are now 
functioning cohesively and the tenants, apartment owners and hotel guests are benefiting 
from the daily interaction and energy created by the diverse spaces within the building.

THIS SPREAD:
The Capital Mirage




