
Following the collapse into administration and 
subsequent restructure of House of Fraser, we expect 
to get the retail store back in Summer 2022. This date 
also aligns with the upper office floors. The nature of 
retail is also changing, with large department stores less 
attractive to operators and shoppers alike.

We want to re-imagine a tired 1970s department store, 
drawing on the site’s rich history to create a sustainable, 
mixed use building of the future.

To create a fantastic place that becomes a genuine 
destination that evolves through the day and into the 
evening and responds to local needs, we have sought 
input from the local area through door-knocking and 
pop-up consultation sessions. 

We value your feedback and invite you to share your 
thoughts on our initial ideas on the on the ‘Have your 
say’ board. Additional feedback can be left on the cards 
provided. 

Following this exhibition, we will review the feedback 
and look to hold a second public exhibition on the more 
detailed proposals in the spring. Subject to feedback, 
we aim to submit a planning application in the summer. 
If the outcome of the planning application is successful, 
the development could start on site in December 2022.

WELCOME TO THE PUBLIC EXHIBITION ON OUR INITIAL IDEAS FOR THE FUTURE OF
 SOUTHSIDE, 101-105 VICTORIA STREET.  

Get in touch... 
Members of the project team are on 

hand to answer any questions. If, after 
today, would like to follow up with the 

team, please get in touch on: 

southside@kandaconsulting.co.uk 
020 3900 3676



OUR VISION

Our ideas may include:

A central market space that can evolve 
into an events space  

“Victoria needs to become a place, not simply a space to pass through.” 
- Victoria Opportunity Area

Local services e.g. dry cleaners or 
doctors  

Additional publicly accessible bike space Wellbeing facilities  

Future Proofed office spaces A new hotel for the area  

A mix of grab and go coffee shops and food 
outlets  

A sustainable, carbon neutral building

New outdoor green spaces both at street 
level and upper levels  

Parcel and delivery centre  

Reimagining Southside as a destination... 
We want to create a 7-day a week destination providing services 

and function spaces to the local community, workers and visitors to 
Central London.



HISTORY OF SITE

The changing character of Victoria... 
Until as recently as the 1840s, Palmer’s Village lay to the south side of 
Victoria Street. With a village green and an old-fashioned wayside inn, 

it retained a rural charm of times gone by.  

1890s - Retail for the Society members and on-site manufacturing

1920s - Victoria Street frontage is established

Victoria was originally built between the 1850s through 
to 1880 and included the opening of Victoria Station in 
1861. 

The opening of the station transformed the area, by 
cutting through a typically Victorian mix of dense 
residential slums and industry – particularly breweries, 
with the Vickers & Co brewery standing on the present 
site. 

The area has continued to evolve, particularly since the 
1950s with the loss of the breweries and opening of new 
office and retail space.

The landmark Army & Navy Store opened in 1872. The 
store consisted of a series of smaller, amenity uses 
including groceries, tailoring, draper, chemist and bank 
– and we are keen to draw upon this rich community 
heritage through any proposals for the site. 

The original store was demolished in the 1970s, with the 
current department store / office complex of Southside 
opening its doors in 1977 as part of the House of Fraser 
chain. 

The designation of the Victoria Opportunity Area in 
2011 provided a further catalyst for change, with the 
transformation of the north side of Victoria Street, 
Cardinal Place, Nova.

1908 Army & Navy Co-Operative Society ‘Price List’



Current retail is not clearly visible, with numerous blank and inactive 
frontages which further contribute to the anti-social behaviour

THE SITE TODAY

The case for change...

The existing building also suffers from a number of issues which we 
are keen to address through a redevelopment of the site: 

The nature of retail is changing, with large department stores less 
attractive to operators or shoppers

The nature of office working is changing and this building does not fit 
criteria sought by businesses seeking new office space 

Inflexible floor plates and low floor to ceiling heights which prevent any 
refurbishment

Anti-social behaviour including rough sleeping in the colonnade to the front 
and rear in Howick Place, as highlighted in the Cathedral Area Action Plan

Existing building servicing/plant equipment is out of date and in need of a 
total overhaul
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Condition of Site: 
Occupied 
Vacant 
Heavy Fit-Out 
Shell & Core 
Under Construction 
Cat A Fit-Out 

VICTORIA STREET 

HOWICK PLACE 

Notes: 
This _drawing was originally surveyed by Plowman Craven in June 2005 and following site verification in May 2011, has been updated to comply with the 6th edition of the RICS code 
and 1nd1cates the extent of the areas quoted, produced to an accuracy commensurate with standard presentation scales. It is held in a scaled digital CAD format. 
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A - Original Issue (May 2011) 

AREA PLAN 

SOUTHSIDE 
105 Victoria Street, LONDON, SW1 E 

Third Floor 

Net Internal Area □ OFFICE 

TOTAL NIA: 

2947.4 sq m 

2947.4 sq m 

31726 sq ft 

31726 sq ft 

The following has been EXCLUDED from the TOTAL NIA: 

Door Recess 

Dwg No. 
Issue A 

1.7 sq m 

Scaled for presentation purposes 

18 sq ft 

24988-A3 
May 2011 

Plowman Craven (� 
Regulated by RIGS RICS 
0 +44(0)1582 765566 Q www.plowmancraven.co.uk 

additional volume to 100 Liverpool 
Street for British Land. Furthermore it 
is likely that the Southside development 
was designed to incorporate these infi lls 
at a later date anyway - we note level 3 is 
already infi lled. The removal of cladding 
in these areas will also be a signifi cant 
benefi t.

3. Adding additional load

From our extensive experience on 
structures from this time, we are 
confi dent that additional load can be 
applied to the existing frame without the 
need for signifi cant strengthening works 
due to the following considerations:

•• Standardiation of elements

•• Conservative nature of design

•• increase in concrete strength over 
time

•• Removal of screed to the o�  ce fl oors

•• Possible higher than code live 
loadings

•• High superimposed dead allowances

•• Conservative approach to 
geotechnical analysis and movement 
prediction

The magnitude of extra load and 
thus additional stories depends on a 
deeper understanding of the issues 
above which would be investigated as 
part of the feasibility study alongside 

survey and testing of the existing 
structure. The higher the additional 
load the more strengthening to vertical 
structure that will be needed, and 
the maximum is usually driven by not 
exceeding foundation capacities as 
strengthening of substructure will 
invariably not support viability.

 One area of concern with increased 
loading is the transfer system given the 
reliance on bending not just compression. 
One simple way to deal with this is to 
frame the additional fl oors above on 
the larger grid, likely with steelwork 
and metal decking to keeps loads to a 
minimum. Timber could even be used as 
an alternative to metal deck if our client 

Re-use Opportunities

Existing Condition Infi lling lightwells / additional load to external massing

Demolish to level 3 and rebuild Re-use and new build mix 

7

Typical Floorplate Existing building structure



THE BUILDING’S ENERGY PERFORMANCE

The current building is in need of renovation and has 
extremely poor energy efficienc, with a substandard 
Energy Performance Certificate (EPC) rating of E.

Very early estimates undertaken by our sustainability 
consultants indicate that it would take around 10 years 
for a new building’s improved energy performance to 
offset the embodied and operational carbon from the 
current building. 

The long-term carbon emissions for a complete 
redevelopment of the building (shown below over 60 
years), would be substantially lower than if the existing 
building were to be refurbished. 
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100% New build (tCO2e) New build with retained basement Existing building (tCO2e)

THE GRAPH CONSIDERS THREE SCENARIOS:

1.	 Building in-situ (green line on graph): retention of 
the existing building, using the current available data 
to estimate the operational energy consumption over 
60 years and assuming that the building remains in 
place. 

2.	 100% new build (yellow line on graph): new build 
to current standard where both the substructure 
and the foundations are replaced – net zero carbon 
operational by 2050.

3.	 New build but with substructure/foundations 
retained (blue line on graph): as above, but with the 
additional savings on embodied carbon associated 
with retaining the substructure – high-standard 
above ground construction, zero carbon operational 
by 2050. 



70%

What services do you feel this area currently lacks? 

YES

NO

OTHER 17%

30%

GREEN SPACES   16%

SHOPS   15%

COMMUNITY SPACES   15%

FOOD & BEVERAGE   8%

AFFORDABLE HOUSING   8%

WELLBEING FACILITIES   6%

AFFORDABLE WORKSPACE   6%

EVENTS SPACE   5%

HOTEL   2%

OFFICE   2%

Please see below a summary of our results:

What do you currently think of Southside, the block including ‘House of 
Fraser’ on Victoria Street?

The responses to this question can be categorised into three sections: 

•	Positive Opinion (often tied in with affection for ‘House of Fraser’) – c.40%
•	Negative Opinion – c.35% 
•	Neutral – c.25%

Do you currently use the House of Fraser on Victoria Street? 

PAST MONTH

PAST WEEK

PAST 3 MONTHS 28%

15%

OVER A YEAR AGO   0%

33%

PAST YEAR 24%

If so, when was the last time you shopped there? 

What we have heard so far... 
We carried out extensive door-knocking in the local area in November 2019, held a pop-up exhibition 
in the lobby of Westminster City Hall in January 2020 and have been building an online engagement 

presence in an attempt to talk to as many residents and local workers as possible about what 
amenities they currently use, and their ideas for the future of Southside. 

WORKING WITH THE LOCAL COMMUNITY

Office worker pop-up, January 2020

Other option responses included:

Affordability, sizeable mid/low-range supermarkets, ‘useful’ shops 
(e.g. dry cleaners, bookshops, homeware stores, children’s toy 
shops, etc.)



How often do you use Southside?

What do you currently think of Southside?

What services do you feel this 
area currently lacks?

What shops would you like to see provided 
as part of the improvements for Southside?

Place a sticker next to your answer

Services are ranked in accordance to community feedback to date.

Place a sticker in three of the options below:

Do you have any other ideas? 

Let us know your thoughts on one of the cards provided.

Use the post-it notes provided.

In the past week

In the past month

In the past three months

In the past year

Over a year ago

I’ve never been

We are eager to hear the thoughts and aspirations of the local 
community as we consider our options to improve the block including 

‘House of Fraser’ known as Southside, Victoria Street.

We want to understand how regularly Southside is used and what 
would encourage you to visit Southside in the future.

This will help us to set the priorities for our plans to improve Southside 
and ensure that the existing experience of the local area, for local 

residents, is enhanced and not negatively impacted.

SHAPING THE FUTURE OF SOUTHSIDE

COMMUNITY SPACE

FOOD AND BEVERAGE OPTIONS

GREEN SPACES/FEATURES

SHOPS

HOTELS

WELLBEING FACILITIES (E.G. A GYM)

SHOPS

AFFORDABLE HOUSING
%

AFFORDABLE WORKSPACE
%

EVENTS SPACE

OFFICE SPACE


