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Hibernian Towers

The iconic development, situated on the beachfront of the Strand, is instantly recognisable.
It comprises apartments, offices and shops. All the apartments overlook False Bay,
Table Mounta n or Cape Point beyond, as well as the Hottentot Hollands Mountains.

ideally situated, less than ha f an hour

from Cape Town, close to the famous
Cape Winelands and several wonderful golf
courses. It is located overlooking a 5km
strelch of beach, where the warm waters
of the Indian Ccean lap the shore,

T he Hiberntan Towers deve opment 1s

ARCHITECT'S REPORT

Brief

Quaypower, the owner, approached the
architect with the request that he add value
to the property with his concept. At ths
stage, the aim was to se the property to a
developer. The architectural aspect and
challenge was a financia challenge.

The Deveoper was interested in
cptim sing the sales price of the land
and had no specific instruction or actual
design brief on what the final building
should consist of. He was awaiting the
arch tect’s proposals. Kobus Coetzee, of
Stud o D'Arch Architects, simply worked
within the town planning scheme and tock
accourt of environmenta and neigh-
bourhood sensitivities.

Statement on Architecture

Mo shape is un que any more. Tha serious
architect, like the compeser of music,
strives 10 fuse the new and the unknown
with elements of the known to create
orig nal architecture,

Man can exper ence and enjoy space
hut man cannot create space because
space already exists everywhere. In the
shap'ng and defining of space lies the art
of architecture and the expe ence thereoi.

Site

The Iocation of Hibernian Towers lies in the
middle of the Strand's Beach Road,
term nating at the Lourens River. The
development looks down on a wide, white
sandy beach with the Table Mountain range
extending to Cape Pont, forming the
backdrop to False Bay and Helderberg and
Hottentots Holland mounta n range forms
the backdrop on the other side.

Design Concept
Alter initial site analysis from a town plan-
ning point of wiew, Stud o D'Arc Architects
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The development comprises a
four-sterey commercial atrium and
a twelve-storey apartment atrium

A
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intentionaly did not proceed with the

conceptua design before consultation with

the fo lowing ro e players was conducted:

¢ The Strand Sect onal Title Association
(representing the overwhelming majority
of beach front property owners).

¢ The Town Engineer regard ng roads
and services

« The City Town Planner

* The Fire Chief regarding fire and safsty
The architecture of Hibernian Towers is

thus, the result of the function of the build

ing and a careful study and onsiderati n

of the following:

¢ The wind impact & environmental effe t

* Influence on the views of exsting s r
rounding property owners

+ Traffic implications

+ Jown Planning scheme limitat ons

Emergency and fire control

Escape routes in a fire situation

Availab lity of water in a services break-

down and/or fire situation

External and nternal pedestrian patterns

* Car and pedestrian routes (internal and
external)

» Future maintenance and aesthetic effect
on the environment

= Appreciation of the environment by

the owners

Sun Control
The proposed development enta ed the
rezoning of the property from General
Residential Zone 1 to Centra Business
Zone, This proposal fell within the long term
master plan of the City.
Although the design was thus based on
Central Business Zon ng, it became a time
onsuming task to talk and sten to all the
nerghbours and to prove that the way the
cheme was app ied was in their pwn best
nterests. After th s round, the process was
turned over to the Town Pianners for the
application and public part cipaticn process.

The Building
Special Features
The deve opment comprises a four storey
ommerc al atnum and a twelve-storey
apartment atr um. There s a heated indoor
wmming pool for the owners use. All the
apartments and offices have vews of False
Bay and the tenants and owners are
nt mately aware of the surrounding
mountans and the sea. The mix of shops,
restaurants, off ces and apartments connect
wihthe openatrum na veyvbrancy.

Details of the Building Componen s

+ 10 ground f oor shops and restaurants
+ 13 Off ces are situated on the 2nd level
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26 studio apariments on 3rd & 4th levels
Heated indoor swimming pool on leve 4
Roof garden on level 5

83 tower apartments

250-car parking garage

Total floor area of 35,000m?

Contract

The construction contract, which was
valued at R200 milion, commenced in May
2006 and practical completion was
achieved by March 2009. This project was
completed on the programmed date after
the inclement winter weather was taken
into consideration.

The building site was awarded the first
prize in the Western Cape and the second
prize in South Africa for achieving out
standing Health and Safety standards. The
fact that the project was completed on
budgel and on time is the result of the
dedication of the professional team and the
main contractor.

Shell and Core Design
Utilising the views was an uncompromising
task that Kobus Coetzee took upon him
self. The project is conceived as a part of
the backdrop that consists of beachfront
developments, on what the architect be
lieves is one of the most beautiful bays in
the world. The exterior shape of Hibernian
Towers does not attempt to imitate other
buildings or styles. Instead, it tries to give
new meaning to known shapes and forms.

Kobus Coetzee had to predict the future
tenant demand and design a project that
could and would cater for the unexpected.

It was also the architect’s task to provide
future owners of the apartments with a
strong sense of exclusivity.

The central commercial atrium acts as a
point of arrival as the apartment owners
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enter the building via said commercial
atrium. Diffused light infiltrates the atrium
through a window in the roof garden on the
5th level.

Bridges link the eastern and western
apartments in the lower block. These
bridges are located in an enclosed 12-
storey atriurm, which provides views of
False Bay and the surrounding mountains.

Conserving Energy
Environmental performance was a key
factor. There s a direct conflict batween
prevention of sun penetration and the
westward views on False Bay and the Table
Mountain range. Energy demand s
reduced by the folowing:

Maximise daylght penetraton a d
reduce artificial kghting; Energy efficient

A tensite fabric roof provides
a waterproof cover {o a kidney
shaped atrium
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The mix of shaps, restaurants, offices
and apartments connect with the open
atriums in a lively vibrancy
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lights with presence sensors in the parking
garage; Last, but most importantly, most of
the big windows have large balcony
overhangs above to minimise sun pene-
tration and load on the air-conditioning
during the hot summer months. The
building was designed to function without
air-conditioning, but the developer
instructed the architect to add a provisicn
for air-cenditioning to his design.

The single main electrical entry into the
building is supported by a double system
of standby generators and UPS units.

Internal Master Planning

Shops, offices and apartments are arran-
ged around the central atrium of four
storeys. Three large window slots are pro-
vided in the commercial atrium to enhance

awareness of the environment. The Tower
apartments are arranged around a 12-
storey atrium in order to maxirmise the views
that all the apartments have of False Bay.

Look and Feel

The visitor is greeted by the airiness
and natural light of the main entrance. It
has already been reported that an
important feature of the bu ding 15 that
visilors experience an acute awareness of
the environment.

TENSION STRUCTURES COMMENT
Dominating the sky ne on the Strand
beachfront is a structure of fabric, steel and
cables, forming the v sual peak of Hibernan
Towers. The curves of the tensile fabrc
structure sweep upwards, tapenng into the
cruciform shaped stee mast which reaches
into the sky. Add ng visual appeal at nght,
is the glow of the fabrc membrans,
iluminated by top surface ighting.

Tension Structures took ts des gn brief
from the architects, Studio D'Arc, to
design an e egant and functional roof at the
top of the burding to cover aesthetcaly
unappeaing tanks and pipes, and came up
with a striking structure on the apex of
the Tower .

The curves of the fabr c structures on
the rest of the bu ding complement the
circular forms of the buiding. At the heart
of the residential part of the buldng, a
tensile fabric roof provides a waterproof
cover to a kidney shaped atrum, the
trans ucent fabric prowviding natural ight ng
to ths core area. A similar fabric membrane
covers the atrum of the commercial area,
and these free form fabric membranes
feature flying masts with cables to support
the apex of the cone. This nteresting
structural element of stain ess steel cabes
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The visitor is greeted by the airiness
and natural light of the main entrance
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and fitt ngs enhances the overal effect and
atmosphere of the atriums. In a s milar way,
the wa kway to the apartments entrance
has been given weather protection with
these funct onal fabric structures.

The therne of the cone shaped structure
which tops the tower of the bullding is
repeated in smal er versions at ground evel
where tens le structures line the pavement

along the shopifronts, givng shoppers
protection from sun and rain. Each of these
has its own flying mast, but in this case, the
mast protrudes through the fabric at the tip
of the cone to expose the stainless steel
cable fttings. The best gual'ty imported
fabric and cable systems were used
throughout this project, and they provide
durable weather protection while lett ng in
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soit natural lighting, saving on energy costs
and thus carbon emissions. The translucent
fabric, together with the overhead flying
masts and their stainless stee! supporting
cables, provides an efegant and innovative
roof structure which gives a distinctive
appearance to the building.

A tensile fabric sculpture, three slories
in height, in the central atrium was the fina
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brief. This sculpture had to replace a large
glass chandelier, which was originally
specified but had to be omitted due to
budget constraints. The final design of this
sculpture was a twisted fabric sail,
suspended by a number of stainless stee!
cables, and bears testimony to the
creativity and engineering expertise of the
team entrusted w th this task.
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