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1. Introduction 
 

1.1. Berkeley Homes are proposing the redevelopment of the existing Aylesham Centre and 
Morrisons Store in Peckham. CF Commercial provided a three-stage report in June 2022 for 
the original Masterplan consisting of: Baseline Retail Assessment; Demand Assessment; and 
Scheme Shaping/Assisting the Ground Floor Brief. 
 

1.1.1. CF Commercial have been commissioned by Berkeley Homes to provide an updated report 
for the revised Aylesham Centre Masterplan consisting of a demand assessment; advice on 
design and futureproofing; commercial unit design, configuration, and handover 
recommendations. 
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2.             Executive Summary 
 
2.1.1. The new Aylesham development has prime retail frontage on Rye Lane with blocks 

arranged around a central square. It consists of a series of blocks with commercial uses 
predominantly at ground floor, including 10% affordable space, with residential above. A 
new Morrisons store will anchor the scheme. 
 

2.1.2. The report provides an update on tenant demand for Peckham since the June 2022 report 
was produced. Retail/F&B demand has remained consistent and has been strongest from 
independents and local businesses compared to multiple brands. Rental value has also 
remained consistent with prime rents ranging between £110 and £130 per square foot 
Zone A. 

 
2.1.3. We have analysed occupier requirements registered for Peckham on the commercial 

property platform The Requirements List. There is evidence of demand specifically for 
Peckham as well as from operators that have requirements for space elsewhere in 
London that are potentially a good fit for the Aylesham scheme. 

 
2.1.4. We have reviewed how uses should be distributed and tenant mix within the scheme. 

Aylesham provides the opportunity for retail, F&B and fitness uses including multiple 
brands on Rye Lane as well as regional and independent businesses within the scheme. 

 
2.1.5. Aylesham Gardens is at the heart of the development and forms part of the route from 

Rye Lane to Morrisons. It has the potential to become a vibrant F&B hub that will draw 
visitors into the scheme and create an evening economy. 

 
2.1.6. Peckham Yard has potential to be a vibrant quarter for independents that will activate 

the location during the day and evening and help to support the scheme’s retail and F&B 
economy. 

 
2.1.7. The report reviews design and future proofing as well as commercial unit design 

configuration and handover recommendations. It underlines the need for flexibility and 
spaces being able to meet changing needs/occupational requirements and a wide range 
of uses. 
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3. Market Commentary  
 

3.1. Retail Market  
 
3.1.1. The retail sector's recovery has stalled in recent quarters amid increasingly challenging 

economic conditions. Rising business costs and faltering retail sales have deterred many 
retailers from expanding, while some struggling retailers including Wilko and Body Shop 
have entered administration.  

 
3.1.2. The national retail vacancy rate has increased as a result, with average rents edging 

downwards. Consumer confidence improved over autumn 2023 helped by easing 
inflation with national retail take-up ticking up in Q3 2023 led by discounters and grocery 
stores. Retail demand has fallen away in recent quarters as economic conditions have 
worsened and national retail net absorption has turned negative over the past 12 
months. 

 
3.1.3. Discount retailers are continuing to expand, mainly on out-of-town retail parks, where 

there is generally free parking and footfall is more resilient, led by B&M, TK Maxx and 
Poundland. Value supermarkets, convenience stores and lifestyle retailers are also active, 
with the likes of Lidl, Aldi and Decathlon opening new stores, while gyms like Anytime 
Fitness and Pure Gym continue to expand into traditional retail units.  

 
3.1.4. There is evidence that fashion brands have returned to the market, many taking 

advantage of concessionary market conditions to upgrade their units in shopping centres, 
including Zara, Flannels, H&M, and Tommy Hilfiger as well as sports brands Nike, and 
Sports Direct.  

 
3.1.5. Rental performance continues to vary by subsector and location, with high streets and 

shopping centres in less affluent areas hit hardest. Food-anchored community malls and 
retail parks have been most resilient, thanks to healthy occupier demand and strong 
footfall and retail sales in these locations.  

 

3.2. Peckham Market Commentary  
 

3.2.1. Retail/F&B demand for Peckham remains consistent and has been strongest from 
independents and local businesses compared to multiple brands. Recent deals with 
multiples have been the relocation of existing Peckham tenants from the Aylesham 
Centre including Poundland’s proposed acquisition of the former Argos at 54/58 Rye Lane 
(currently in solicitor’s hands) and the letting of 47/49 Rye Lane to Specsavers. 

 
3.2.2. Prime rents range between £110 and £130 per square foot Zone A, examples as follows. 

 

Address Date Transaction Tenant Lease Rent RFP ZA 

28 Rye Lane 02.2023 OML Local 
business 

10 
years 
FRI, 
outside 
the 
L&T 
Act, 4 

£100,000 3 
months 

£130 
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yearly 
rent 
reviews 

47-49 Rye 
Lane 

02.2023 OML Specsavers 10 
years 
FRI, 5th 
year 
rent 
review, 
TOB in 
6th 
hear 

£145,000 6 
months 

£110 

45 Rye Lane 11.2021 OML Eye Cloud 
Opticians 

10 
years 
FRI, 5th 
year 
rent 
review 

£75,000 3 
months 

£111 

 
 

3.2.3. Supply (since May 2022)   
 
As far as we are aware retail units that have been publicly available since CFC’s last report 
are as follows.  
 

No. Address Grnd  Bmnt 1st 2nd Total Lease Rent 

223-
229 Rye Lane 4133 0 0 0 4133 New 135000 

133a  
(Market 
Stalls) Rye Lane Various 0 0 0 Various New Various 

2 
Heaton 
Road 2142 0 0 0 2142 New 50000 

36 Rye Lane 422 0 0 0 422 New 55000 

169 
Queens 
Road 700 1200 0 0 1900 Assignment 35000 

61-63 Rye Lane 1560 0 0 0 1560 New 110000 

7/7a 
Choumert 
Road 530 0 254 0 784 New 22500 

97/99 
Commercial 
Way 1384 0 0 0 1384 Assignment  30750 

28 Rye Lane 1675 0 0 0 1675 New 100000 

43 
Peckham 
High Street 4130 0 0 0 4130 New TBC 

191 Rye Lane 700 0 0 0 700 Assignment 34000 

100 
Peckham 
High Street 1450 0 370 231 2051 New 49500 
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13 
Peckham 
High Street 530 500 0 0 1030 New 27500 

143-
145 Rye Lane 1250 0 0 0 1250 New 70000 

54-58 Rye Lane 17000 0 10000 2100 29100 New TBC 

47-49 Rye Lane 2013 999 1471 0 4483 New 140000 
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4. Occupational Demand  
 

4.1. Peckham Requirements  
 
4.1.1. There are 35 occupier requirements for Peckham published on The Requirements List 

since 1st January 2022 that sets out each occupier’s size range for a unit (minimum and 
maximum floor area). Whilst these data sources are useful to obtain a snapshot of 
demand they are based on the current landscape, i.e., pre-development of Aylesham. 
Some branded operators choose not to publicise requirements for specific locations due 
to commercial sensitivities. We would expect soft marketing to target operators to reveal 
additional interest in the location.  

 
4.1.2. Whilst retail requirements represent the highest total floor area, Lidl have a requirement 

for 18,000 to 26,000 sq. ft in Rye Lane, Peckham (re-listed 15/05/2023) which accounts 
for over 31% of published retail requirements by floorspace (minimum area).  

 
4.1.3. F&B accounts for an equal number of requirements by unit numbers (16 requirements). 

The requirements include independent/regional businesses as well as branded offers, 
e.g., Pizza Hut and GDK. 

 
4.1.4. Summary of Published Requirements* for Peckham Since 01/2022 

 

Use Requirements Floor Area (min) Floor Area (max) 

Sq. Ft Sq. M Sq. Ft Sq. M 

Retail 16 56,900 5,286 129,000 11,984 

F&B 16 22,900 2,127 36,350 3,377 

Leisure 1 7,000 650 15,000 1,393 

Nursery 1 3,500 325 7,000 650 

Family Club 1 3,500 325 5,000 465 

Total 35 93,800 8,714 192,350 17,870 
 

*Recorded on The Requirements List  
 

4.1.5. Published Requirements* for Peckham Since 01/2022  
 

Operator Use 1 Use 2 
Min 
Size 

Max 
Size 

Urban Pubs & 
Bars F&B Pub 3000 5000 

Little Dessert 
Shop F&B Café 1250 1250 

Cocotte F&B 
Chicken Restaurant 
(rotisserie) 1000 3000 

Neat Burger F&B Plant based burgers 1000 2000 

Rotorious F&B 
Chicken Restaurant 
(rotisserie) 1200 1200 

GDK F&B Kebab Restaurant 1300 2500 
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Oodles 
Noodles F&B 

Noodles 
restaurant/takeaway 700 1200 

Peachy Goat F&B Plant based restaurant 2000 2500 

Square 
Bubbles F&B Bubble Tea 500 800 

Pizza Hut 
Delivery F&B Pizza Takeaway 650 2100 

Chiktopia F&B 
Chicken 
restaurant/takeaway 800 1500 

Mele F&B Italian Restaurant 1500 2000 

12th Street 
Burger F&B 

Burger & milkshake 
restaurant 800 1500 

The Table 
Café F&B Brunch restaurant 2000 2000 

Calong F&B 
Korean & European 
Restaurant 1200 1800 

Tell Tale F&B Pub 4000 6000 

Peace & Riot 
Family 
Club Family Club 3500 5000 

Pirate Leisure 
Recording studio, venue & 
bar 7000 15000 

Fennies Nursery Nursery 3500 7000 

Savers Retail Beauty/toiletries 1800 4000 

Deichmann Retail Footwear 4000 6000 

Bonmarche Retail Fashion 2000 3000 

Peacocks Retail Fashion 3500 10000 

Fortitude 
Bakehouse Retail Bakery 1500 2000 

Leyland SDM Retail DIY 1000 6000 

Beyond Retro Retail Vintage Clothing 2500 5000 

Sam Pound 
Stores Retail Discount 3000 6000 

British Heart 
Foundation Retail Charity 1500 14000 

Majestic Wine Retail Wine Merchant 2500 5000 

Lidl Retail Supermarket 18000 26000 

Better Beds Retail Beds 1500 4000 

TK Maxx Retail Fashion 10000 30000 

Nisa Local Retail Convenience store 1500 3000 

Beaumont 
Beds Retail Beds 1850 4000 

Ancestrel 
Wines Retail Bottle shop 750 1000 

      93800 192350 
 

*Recorded on The Requirements List  
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4.2. Retail/F&B Requirements for Peckham Potentially Suited to Aylesham 
 
4.2.1. Retail Requirements  

 

Use Operator Min 
Size 

Max 
Size 

Comments 

Bottle Shop Ancestrel Wines 750 1,000 Suited to interior of 
scheme. 

Craft Bakery Fortitude 
Bakehouse 

500 1,000 Suited to interior of 
scheme. 

DIY Leyland SDM 1,000 6,000 Suited to Rye Lane 
frontage. 

Beauty/toiletries Savers 1,800 4,000 Suited to Rye Lane 
frontage. 

Fashion Bonmarche 2,000 3,000 Suited to Rye Lane 
frontage. 

Vintage Clothing Beyond Retro 2,500 5,000 Suited to Rye Lane 
frontage. 

Fashion Peacocks 3,500 10,000 Suited to Rye Lane 
frontage. 

 
 
4.2.2. F&B Requirements  
 

Use Operator Min Size Max Size 

Bubble Tea Square Bubbles 500 800 

Chicken restaurant 
(rotisserie) 

Cocotte 1,000 3,000 

Chicken restaurant 
(rotisserie) 

Rotorious 1,200 1,200 

Cafe Little Dessert Shop 1,250 1,250 

Korean & European 
Restaurant 

Calong 1,200 1,800 

Italian Restaurant Mele  1,500 2,000 

Brunch restaurant The Table Cafe 2,000 2,000 

Plant based restaurant Peachy Goat 2,000 2,500 

Pub Urban Pubs & Bars 3,000 5,000 

Gastro pub Tell Tale 4,000 6,000 
 

 
4.2.3. Leisure Requirements  

 

Use Operator Min Size Max Size 

Recording studio, venue & bar Pirate 7,000 15,000 
 

4.2.4. London Requirements  
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In addition to requirements specifically registered for Peckham we have reviewed 
requirements for London and identified those that are potentially suited to Aylesham. The 
following are requirements published for London on The Requirement List from 01/2023. 
 

4.2.5. Retail Requirements  
 

Operator Use  
Min 
Size 

Max 
Size 

Okja Bakery 1000 1000 

Gail's Bakery 1400 1400 

N Bar Beauty/Nails 400 800 

Balfe's Bikes Bikes 2000 3000 

Lush Cosmetics 1000 2000 

Beauty Base Cosmetics 1250 2000 

Hardware Shops Hardware 1000 1500 

Revital Healthfood 600 1000 

Grape Tree Healthfood 800 1800 

Flying Tiger Homeware 1500 3500 

Mobile Lab Tech Repair 400 1000 

Bodycare Toiletries 3000 5000 

Rokit Vintage clothing 2500 5000 
 
 

4.2.6. F&B Requirements  
 

Operator Use 2 
Min 
Size 

Max 
Size 

Entrée Bakery Bakery 500 1000 

The Cosy Club Bar 3000 8000 

Truedan Bubble Tea 350 1000 

Flotsam & 
Jetsam Café 1000 1500 

Joe & The Juice Café/Grab & Go 900 2500 

Itsu Café/Grab & Go 1500 4000 

Doppio Coffee 
Warehouse Coffee 1000 1500 

Jamaica Blue Coffee 1200 2500 

Blank Street 
Coffee Coffee 300 1500 

Esquires Coffee Coffee 1250 2250 

Starbucks Coffee 1500 3000 

Hermanos Coffee 500 1000 

Caffe Nero Coffee 900 1500 

Bru Coffee Coffee & gelato 1200 2200 

Westland 
Coffee & Wine Coffee & wine bar 500 1000 

Pret A Manger Grab & Go 600 3000 
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Leon Grab & Go 800 2500 

The Tap House Pub & Pizza 1500 3500 

Umani Restaurant - Asian 6000 8000 

Three Uncles Restaurant - Chinese 500 800 

Temaki Restaurant - japanese 800 1500 

Liu Xiaomian Restaurant - Noodle 700 1500 

Franco Manca Restaurant - Pizza 800 3000 

Pizza Union Restaurant - Pizza 2000 3000 

Rudys Restaurant - Pizza 1500 4000 

Tonkotsu Restaurant - Ramen 1000 2000 

Chaiiwala Restaurant - Street Food 500 2000 

Mimik Sushi Restaurant - Sushi 500 1500 

DF Tacos Restaurant - Taco 2000 2500 

Pitaya Restaurant - Thai 1200 2000 

Thai Express Restaurant - Thai 400 1700 

Rosa's Thai Restaurant - Thai 1500 2500 

Halo Burger Restaurant - Vegan Burgers 600 800 

Hop Restaurant - Vietnamese 600 2500 

Wing Kingz Restaurant/Bar 1500 3000 

Island Poke Restaurant/takeaway - Poke 300 1200 

Honi Poke Restaurant/takeaway - Poke 500 1500 

Choppaluna Salad bar 500 750 
 
4.2.7. Fitness Requirements  

 
The gym is arranged on ground and first floor  
 

Description Sq. m Sq. Ft 

Ground floor 485.34 5,224 

1st floor 476.69 5,131 

Total 962.03 10,355 

 
Whilst there is potential to lease the ground and first floor to one operator, we 
recommend there is flexibility to enable leasing the space to two fitness operators by self-
containing the first floor, i.e., a gym on the ground floor and fitness boutique e.g., yoga, 
pilates, boxing, etc, on the first floor. 

 
  

Operator 
Min 
Size 

Max 
Size 

Energie 5000 8000 

NRG Gyms 10000 40000 

Snap Fitness 6000 12500 

Luxe Fitness 12000 18000 

truGym 3500 10000 

Pump Gyms 13000 25000 

Gymbox 10000 20000 
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David Lloyd 4000 6000 

Edge Fitness  3500 6500 

Kobox 5000 5000 

Pure Gym 6000 25000 

Buzz Gym 10000 22000 

Stars Gym 8000 13000 

The Basement 
Gym LDN 5500 9000 

JD Gyms 8000 30000 

Xtrafit 20000 40000 
 
 
4.2.8. Leisure Requirements  

 

Operator Use  
Min 
Size 

Max 
Size 

Omniplex/The 
Avenue Cinema 12000 28000 

The Arc Cinema Cinema 12000 30000 

ArtHouse Cinema Cinema 4000 7000 

Everyman 
Cinema Cinema 8000 15,000 

Backyard Cinema Cinema 20000 30000 

Curzon Cinemas Cinema 6000 20000 

Paradise Island 
Adventure Golf Indoor mini-golf 14000 20000 

Gravity Family leisure centre 10000 50000 

Mr Mulligans Indoor mini-golf 12000 20000 

Hollywood Bowl Bowling 18000 35000 

Fun Station Family leisure centre 4000 25000 

Clip 'n Climb Climbing 5000 5000 

Putt Putt Noodle Indoor mini-golf 5000 15000 

Jump Family leisure centre 15000 50000 

Spider Gaming entertainment 8000 8000 

Lane 7 Bowling 15000 15000 

Big Fang 
Collective Indoor mini-golf 15000 40000 

Beat the Chasers Competitive socialising 8000 10000 

Parthian Climbing Climbing 15000 30000 

Puttstars Indoor mini-golf 18000 25000 

InflataNation Inflatable theme park 14000 20000 

Activate Gaming entertainment 8000 15000 

F1 Arcade Racing simulator 15000 15000 

Puttshack Indoor mini-golf 15000 20000 

Club 3000 Bingo Hall 20000 30000 

Disco Bowl Bowling 15000 15000 
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Treetop 
Adventure Golf Indoor mini-golf 17000 20000 

Jungle Mania Play centre 7500 7500 

Fever Immersive entertainment 10000 50000 

Riley's Snooker/pool 8000 12000 

Wild Things Play centre 3500 15000 

Rock Up Climbing 6000 10000 

The Font Climbing 10000 25000 

Ghetto Golf Indoor mini-golf 15000 40000 
 
 

4.2.9. Other Use Requirements  
 

Operator Use 1 Use 2 Min Size 
Max 
Size 

Sk:n 
Health & 
Wellbeing Skin Clinic 1000 2000 

Explore 
Learning Educational Learning centre 1300 2500 

Bright Young 
Things Educational Learning centre 1250 2000 
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5. Distribution of Uses  
 

5.1. The revised scheme consists of a series of blocks with commercial uses predominantly at 

ground floor with residential above. Block D is purely commercial. 

 

5.1.1. The development has prime retail frontage on Rye Lane with blocks arranged around a 

central square, Aylesham Gardens. This open area connects via an internal walkway to 

Linear Park, a north/south spine through the scheme, and the Morrisons store to the west 

which anchors the scheme. Hanover Park is at the southern boundary and has entry 

points into the development.  

 

5.1.2. There is a service road that runs through the scheme between the blocks with loading 

bays that can be used for deliveries. 

 
Please refer to Appendix 1 for floorplan. 

 

5.2.        Rye Lane  

 
5.2.1. The Rye Lane block provides circa 900 sq. m and will accommodate multiple retail brands, 

potentially including existing Aylesham tenants, in keeping with the tenant mix in this 

location, i.e., Peckham’s prime retail core. The block can be configured to accommodate 

a range of occupiers’ size requirements. 

 

Use Characteristics 

Retail/F&B • Prime pitch 

• Mass market operators 

• Maintain existing Rye Lane tenants that are 
complimentary to the mix. 

• Introduce new quality brands to the mix 
 

 

5.3. Aylesham Gardens  

 
5.3.1. Aylesham Gardens is at the heart of the development and forms part of the route from 

Rye Lane to Morrisons. It marks the transition from the mass market brands in Rye Lane 

to a more relaxed open space that can be used for leisure and recreation. This 

environment is suited to F&B operators that are positioned around the Gardens with spill 

out seating areas. Aylesham Gardens has the potential to become a vibrant F&B hub that 

will draw visitors into the scheme and create an evening economy. 

 

Use Characteristics 

F&B • Family orientated 

• All-day offers 

• Variety of cuisines 

• Grab & go 

• Established operators that are new to Peckham  
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• Not multiple brands 

• Avoid street food operators similar to Market Place 
 

 

5.4. Aylesham Gardens to Linear Park Mall  

 
5.4.1. The mall links Rye Lane via Aylesham Gardens with Linear Park and Morrisons, there is a 

sight line through the mall from the Rye Lane southern entrance to Morrisons. This route 

should benefit from consistent footfall both to and from Morrisons, as well as from the 

bus station and Peckham High Street to the north. 

 
5.4.2.  Retail and F&B units are positioned on the mall to capitalise on this footfall. The entire 

space in Block G is potentially suited a family friendly gastro pub, we would anticipate a 

quality regional operator. 

Use Characteristics 

Retail • Block J (existing design or similar): service uses, e.g., hairdresser, 
beauty/nails, etc. 

F&B • Family friendly gastro-pub 
 

5.5. Linear Park  

 
5.5.1. Linear Park is a north/south spine that links Hanover Park to the south with the Bus Depot 

and Peckham High Street to the north. Morrisons have frontage onto the eastern side of 

Linear Park including a café.  

 

Use Characteristics 

Retail • Block K (repositioned Life Safety Generator and Substation): 
service uses, e.g., barber and florist.  

 

 

5.6. Peckham Yard  

 

5.6.1. Peckham Yard is to the north of the scheme and sits behind the existing retail units on 

Peckham High Street. It is close to the northern entrance into the scheme from Rye Lane 

and provides a route to the Bus Station and Peckham High Street.   

 

Use Characteristics 

Retail 
(Affordable) 

• Local businesses and start-ups 

• Uses that reflect the character of Peckham 

• Uses that will enliven and bring vitality to Peckham Yard 

F&B • Grab & go 

Fitness • Leisure unit: Full scale branded gym offer for 1st & 2nd 
floor or 

smaller gym on ground floor with complimentary fitness on 1st 
floor, e.g., pilates 
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5.7.  Hanover Park  

 

5.7.1. There are entrances into the scheme from Hanover Park via Aylesham Gardens and Linear 

Park. 

 

Use Characteristics 

Retail  • Service use, e.g., dry cleaner 

• Potential for alternative uses e.g., tutoring services 
 

5.8.     Potential Uses & Tenant Mix  

 

5.8.1. Whilst we have analysed gaps in the local market, reviewed occupational requirements 

for Peckham  that could match Aylesham, and had regard to operators taking space in 

benchmark locations, it will be essential to assess demand for the scheme on a regular 

basis and to undertake soft marketing. 

 

5.9.     Arrange Pre-lets  

 

5.9.1. It is important to implement a leasing strategy that aims to secure occupiers from the 

scheme opening date. The risk of voids post scheme opening date can be mitigated by 

arranging pre-lets on anchor units. Pre-lets to key occupiers will be a catalyst for securing 

other occupiers.  These lettings can be publicised and used in marketing material; they 

will be an important part of the marketing process.   

 

5.9.2. We recommend early engagement with potential occupiers to gauge interest in the 

location and establish specific handover requirements with pre-let marketing prior to PC. 

 
5.9.3. Agreement should be reached on any structural works, required to make the property fit 

for purpose, and enhanced handover specification, subject to agreeing a pre-let by way of 

an Agreement for Lease. 

 
5.9.4. We recommend that provision is made for offering concessionary terms to early pioneer 

occupiers including: 

 

• Discounted commencing rental  

• Extended rent-free period  

• Rent phased with reference to the number of other units open and trading  

• Enhanced handover specification  

 

5.10.       Existing Tenants  

 

5.10.1. The following are existing Aylesham tenants that are potentially suited to taking space in 

the new scheme on the Rye Lane frontage. They are multiple operators that form part of 

the established tenant mix in the northern section of Rye Lane. We would recommend 

dialogue with each at an early stage to establish their long-term strategy for the location. 

5.10.2. Specsavers have already relocated to 47/49 Rye Lane and Poundland have agreed to 

acquire 54/58 Rye Lane so would not be a potential candidate. 
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5.10.3. Retail/F&B demand for Peckham remains consistent and has been strongest from 

independents and local businesses compared to multiple brands. Recent deals with 

multiples have been the relocation of existing Peckham tenants from the Aylesham Centre 

including Poundland’s proposed acquisition of the former Argos at 54/58 Rye Lane 

(currently in solicitor’s hands) and the letting of 47/49 Rye Lane to Specsavers. 

 

Unit Tenant Use Size NIA (sq. m) Rationale 

Ground 1st Total 

8 Greggs Baker 119.50 74.30 193.80 Day-to-day 
essential with wide 
appeal across all 
age groups and 
demographics. 

9 Holland 
& 
Barrett 

Health 
Food 

125.30 80.20 205.50 Well-known 
market leading 
brand. 

6 JD Sports 
Goods 

301.40 282.10 583.50 Fashion orientated 
trainer and 
sportswear brand 
that appeals to 
younger 
demographic.  

2B Nando’s Restaurant 287.60 111.50 399.10 Popular mass 
market F&B brand 
with wide appeal. 

 

 

5.11.      Tenant Mix  

 

5.11.1. Below are the uses and example operators we have identified for Aylesham and where 

they could potentially be located in the scheme. Please refer to Appendix 2 for tenant mix 

plan. 

 

Location Block Use  Category 
Example 
Operator 

Aylesham Gardens E F&B 
Restaurant - 
Pizza Rudys 

Aylesham Gardens F F&B/Retail Baker/Café 
Fortitude 
Bakery 

Aylesham Gardens H F&B 
Restaurant - 
Thai 

Rosa's 
Thai 

Aylesham Gardens H F&B Gelato 
Gelato a 
Casa 
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Aylesham 
Gardens/Linear 
Park Mall G F&B 

Restaurant - 
Ramen 

Tonkotsu 
Ramen 

Aylesham 
Gardens/Linear 
Park Mall G F&B Gastro pub 

Livelyhoo
d 

Aylesham 
Gardens/Linear 
Park Mall J Retail Hair 

Urban 
Rose 

Aylesham 
Gardens/Linear 
Park Mall J Retail Beauty/Nails N Bar 

Hanover Park F Retail Dry Cleaning 

Queens 
Dry 
Cleaners 

Linear Park L Retail Supermarket Morrisons 

Linear Park N Retail Educational 
Explore 
Learning 

Linear Park K* Retail Barber Cutbox 

Linear Park K* Retail Florist 
Bellenden 
Florist 

Peckham Yard D 
Affordable 
Retail Vintage Clothing 

Local 
operator 

Peckham Yard D 
Affordable 
Retail Beauty products 

Local 
operator 

Peckham Yard D 
Affordable 
Retail Kitchen ware 

Local 
operator 

Peckham Yard D 
Affordable 
Retail Zero waste 

Local 
operator 

Peckham Yard E Fitness Yoga/Pilates Hotpod 

Peckham Yard K 
Affordable 
Retail Juice Bar 

Local 
operator 

Peckham Yard K 
Affordable 
Retail Healthfood 

Local 
operator 

Peckham Yard K Fitness Gym Pure Gym 

Peckham Yard K F&B Bubble Tea Truedan 

Rye Lane A Retail Healthfood 
Holland & 
Barrett 

Rye Lane B Retail Sports/fashion JD 

Rye Lane B F&B 
Restaurant - 
chicken Nandos 

Rye Lane B Retail Baker Greggs 

Rye Lane C Retail Grab & go Pret 

Rye Lane/Aylesham 
Gardens B F&B Coffee 

Hermano
s Coffee 
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Existing tenant         
 

*Repurposed Life Safety Generator & Substation (assuming they can be relocated) 

 

 

 

 

 

  

 

 

 

 
 

 
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Design & Futureproofing  
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6. Design & Futureproofing  
 

 

Block Location Comments 

A, B 

& C 

Rye Lane Multiple brands including Nando’s, Poundland (relocating), JD 
Sports, EE, Greggs, Holland & Barrett, and Market Place Peckham 
are tenants within the existing shopping centre with prime 
frontage onto Rye Lane. This accommodation will be replaced in 
the new scheme by blocks A, B and C which will continue to 
provide prime retail space on Rye Lane. 
 
There are entrances into the scheme from Rye Lane to the north 
and to the south. The southern entrance is the primary access 
providing a direct route from Rye Lane to Morrisons via 
Aylesham Gardens. 
 
There should be flexibility to provide a range of space options 
including units specifically designed to accommodate suitable 
existing tenants and new operators. There will need to be a 
strategy worked up for decanting the existing tenants that are to 
be retained in the new scheme during construction. 
 
The corner units at the southern entrance are important spaces, 
both have extensive return frontages that will set the tone for 
the interior of the scheme. The corner unit in Block B is divided 
into 4 x units on the current plan, we would recommend a 
different configuration, i.e., a larger unit on Rye Lane and small 
corner unit fronting Aylesham Gardens. 
 
A section of the Rye Lane retail space is double fronted; this 
arrangement is generally not favoured by retailers as they usually 
require back of house to the rear of the unit. The double fronted 
arrangement could work for Nando’s (or an alternative F&B 
operator), they are an existing tenant on Rye Lane that are worth 
maintaining within the new scheme if they can be 
accommodated. Nandos  may be able to capitalise on the rear 
frontage more effectively than a retailer due to the F&B nature 
of Aylesham Gardens and the potential to have external seating. 
We recommend the architects consider how operation of back of 
house and servicing will function with a double fronted unit.  
 
The design for the Rye Lane elevation shows a section of frontage 
with arched shop fronts, a colonnade and indented section of 
shopfront. The colonnade and indented section will potentially 
have a masking effect on the retail space and reduce the NIA, 
thus negatively impacting rental value. We recommend the 



27 
 

design is reviewed by the architects and, if possible, the indented 
area removed and infilled with retail space. 
 

E, F & 

H 

Aylesham 

Gardens 

There are sections of dead frontage to the rear of the Rye Lane 
block facing Aylesham Gardens due to staircase cores etc. The 
dead frontage can be mitigated by creating activation through 
street stalls, e.g., coffee, florist, etc within the public realm. 
 
There should be areas of demarked external seating demised to 
the F&B units in Blocks E, F, G and H. 
 
 

G & J Aylesham 

Gardens to 

Linear Park 

Mall 

The retail space in Block G can be configured to accommodate a 

large space user or be divided into up to 4 x units. We envisage a 

large F&B user in this space, e.g., a gastro-pub. This use will also 

require demarked external seating. 

 

We understand Bock J is to be redesigned.  

K, L & 

N 

Linear Park Linear Park is dominated by Morrisons’ frontage. There is a 
section of dead frontage to the south of the Lobby/Concierge 
taken up by Morrisons’ BOH, a refuse store, and lobby, 
culminating with a retail unit in Block N at the junction with 
Linear Park. This unit is isolated from the core of the scheme and 
will rely on pedestrian flow from Hanover Park.  
 
There is potential to create additional retail units at the northern 
end of Linear Park in Block K by repositioning the Life Safety 
Generator and Substation and reconfiguring the Cycle Store.  
 

D, E 

& K 

Peckham Yard The area is to be hard landscaped and could be a suitable place 
for affordable space, pop-up street food, market stalls, etc. These 
uses could create a vibrant quarter for independents, activate 
the location during the day and evening, and help to support the 
scheme’s retail and F&B economy. 
 
The planning consent requires 10% of commercial floorspace at 
Aylesham to be allocated to affordable accommodation.   
 
Block D has a large commercial unit on ground floor with a wide 
frontage onto Peckham Yard. The ground floor has potential to 
be divided and used to provide affordable space for local 
businesses.  
 
The upper floors can be a hub for small businesses and local 
enterprises operating from studios, workshops, and makerspace.  
 
The top floor is potentially suited to a signature bar/restaurant. 
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The two small commercial units facing Peckham Yard in Block K 
and the commercial unit in Block E which lies to the south of 
Block D also have potential for affordable accommodation. 
 
 
There is a leisure unit arranged on ground and first floor in Block 
K suited to a gym and other leisure uses. Whilst there is potential 
to lease the ground and first floor to one operator, we 
recommend there is flexibility to enable leasing the space to two 
fitness operators by enabling the first floor to be self-contained if 
required.  
 

F Hanover Park There are retail units positioned at each entrance to the scheme 

from Hanover Park in Block F at the junction with the entrance to 

Aylesham Gardens and in Block N at the junction with Linear 

Park. Both units are isolated from the central retail core within 

the development. This will impact on tenant demand and the 

use, i.e., it may limit demand to service type operators that are 

not overly reliant on pedestrian flow. 

 Service Road The distance between the service road and shopfronts appears to 

be narrow in some locations, e.g., in Block H. There should be 

sufficient pavement space to allow pedestrian circulation outside 

shopfronts. 

 

 

6.1. Commercial Unit Design, Configuration & Handover Recommendations 
 

6.1.1. There should be a range of space options that can adapt and evolve to meet changing 
needs and/or prevailing economic circumstances, to promote a wide spectrum of uses.  
Units should have the flexibility to be divided or combined to accommodate changing size 
requirements.  

 

Use Design & Configuration 
Recommendations 

Anticipated Handover Specification 

Retail 
• Flexibility to 

divide/combine units 

• Clear space with 
minimal columns 

• Proportionate width to 
depth ratio, e.g., 
internal width of 
approximately 6.09m 

Multiple brands and larger operators may 
require a level of enhanced specification 
but are more likely to require a financial 
contribution by way of capital or rent-free 
period to assist with fit-out based on shell 
& core handover specification. 
 
 
Some occupiers may require specific 
features, e.g., exposed concrete, and 
services, and it will be necessary to work 
with them from the outset of the design 
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(20 ft) for 92.90 sq. m 
(1,000 sq. ft) unit 

• Provision for storage 
(potentially within a 
mezzanine) and 
amenity space 

• High speed wi-fi 

• Facilities for servicing 
and deliveries close to 
each unit 

• Riser for extraction may 
be required by some 
retail uses, e.g., bakery  

• Fascia and external 
signage opportunities 

process and agree a specification as part 
of an Agreement for Lease. 
 
 

Affordable 
Retail • As per retail 

Consideration should be given to the 
provision of ‘white box’ specification for 
the affordable retail units. The tenants 
can then put their own stamp/identity on 
the space with their own signage and 
modular fittings. Basic fit-out should 
include: 
 

• Level floor ready to take finish 

• Shop front  

• WC 

• Staff amenities/kitchen 
 

F&B 
• Flexibility to 

divide/combine units 

• Clear space with 
minimal columns 

• Provision for storage 
(potentially within a 
mezzanine) and 
amenity space 

As per retail, multiple F&B brands may 
require a level of enhanced specification 
but are more likely to require a financial 
contribution by way of capital or rent-free 
period to assist with fit-out based on shell 
& core handover specification. 

 

Independent operators may require an 
enhanced specification with input from 
the developer regarding the 
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• Provision for customer 
WC’s 

• High speed wi-fi 

• Servicing and deliveries 
close to each unit 

• Riser for extraction 

• Energy supply 
appropriate for 
cooking/kitchen 
equipment 

• Scope to accept fully 
opening shop-front, 
e.g., bi-fold doors 

• Dedicated external 
space for seating  

• Fascia and external 
signage opportunities 

design/layout. Handover specification 
could include: 

 

• Shopfront/bi-fold doors 

• Level floor ready to take finish 

• Partitions for kitchen, storage, and 
staff amenity 

• WC’s (staff & customer) 

 

Whilst F&B occupiers generally prefer to 
have a gas supply, developers are 
increasingly resisting this due to 
environmental considerations. F&B 
businesses are adapting to this 
accordingly. 

 

Fitness/Gym • Provision for WC’s, 
changing rooms and 
showers 

• Clear space with 
minimal columns 

• 4.5m minimum ceiling 
height 

• External signage 
opportunities 

• High speed wi-fi 

• Shower facilities 

• Uprated acoustic 
insulation 

• Plant room 

• Clearly defined and 
attractive ground floor 
entrance  

Shell & core with capped off services and 
provision for a rent-free period or capital 
contribution for fitting out 



31 
 

 
 

 

6.2. Refuse 

 

6.2.1. Each unit should have its own bin allocation with additional capacity for larger units. The 

commercial bin stores should be accessible to waste collection vehicles.    

 

6.2.2. Segregated bin stores with appropriate signage should be provided for food businesses. 

 

6.3.       Retail Facades  

 

6.3.1. The scheme should seek to capture the vibrancy and atmosphere evident elsewhere in 

Peckham town centre where shopfronts and signage vary considerably, and to avoid the 

sterile environment that is often present in new developments. 

 

6.4.       Shop-front Initiatives  

 

6.4.1. Tenants should be encouraged to be creative and bold with their fit-out designs, whilst 

observing guidelines set out in the Tenant’s Handbook.  Initiatives should include: 

 

• Variety of shopfront designs, including open shopfronts and bi-fold doors for F&B 

tenants  

• Signage strategy to include facades, bus-stop signs, A-boards, totems, etc.  

• Lighting strategy  

• Planting  

• Spill out zone for external display  

• External seating zone for F&B tenants  

 

6.5.        Tenant’s Handbook & Fit-out Guide  

 

6.5.1. We recommend that a Tenant’s Handbook & Fit-out Guide is prepared by Berkeley for the 

non-residential tenants. This will be particularly relevant to retail and F&B occupiers 

where guidance should be provided on the following: 

 

• Hoardings with approved graphics and branding whilst fit-out is taking place  

• Shopfront design 

• Materials 

• Signage  

• Mezzanine installation 

• Flooring 

• Lighting 

• Ceilings 

• Services  

• External spill out and seating zone  

• Approvals process  
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• Planning requirements  

• Green requirements  
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Conclusion 



34 
 

7. Concluion  

 
7.1. Retail/F&B demand for Peckham remains consistent and has been strongest from 

independents and local businesses compared to multiple brands. Whilst there have been 

recent deals agreed with multiples these have been the relocation of existing Peckham 

tenants from the Aylesham Centre (Poundland (in solicitor’s hands) and Specsavers).  

 

7.1.1. Feedback from agents currently marketing retail space in Peckham is that there is 

reluctance from mainstream multiples to invest as it is perceived as too ‘edgy’, however 

demand from independents is strong.  

 

7.1.2. There are 35 occupier requirements for Peckham published since 1st January 2022. Retail 

requirements represent the highest total floor area, albeit Lidl have a requirement for 

18,000 to 26,000 sq. ft which accounts for over 31% of published retail requirements by 

floorspace (minimum area). F&B accounts for an equal number of requirements by unit 

numbers (16 requirements). Oher requirements include leisure and day nursery uses. 

Total published requirements equate to minimum 93,800 sq. ft and maximum 192,350 

sq. ft of floor area. 

 

7.1.3. Aylesham consists of 6 distinct pitches, each has its own characteristics and user type. 

 

• Rye Lane is prime pitch suited to retail and F&B mass market brands; 

• Aylesham Gardens is a more relaxed open space suited to F&B operators 

including family orientated all-day offers providing a variety of cuisines as well as 

grab & go; 

• Aylesham Gardens to Linear Park Mall is suited to a large family friendly gastro-

pub as well as service retail, e.g., hair & beauty  

• Linear Park has potential for additional retail in Block K (repositioned Life Safety 

Generator and Substation) suitable for service uses, e.g., barber and florist;  

• Peckham Yard is suited to affordable space including pop-up street food, market 

stalls, etc. 

• Hanover Park has a secondary retail offer suited to service retail and alternative 

uses, e.g., educational.  

 
7.1.4. We recommend that provision is made for offering concessionary terms to early pioneer 

occupiers including extended rent free periods and enhanced handover specification.  
 
7.1.5. Existing Aylesham tenants including Greggs, Holland & Barrett, JD, and Nando’s are 

potentially suited to taking space in the new scheme on the Rye Lane frontage, subject to 
terms. We would recommend dialogue with each at an early stage to establish their long-
term strategy for the location.  

 
7.1.6. Tenants in the scheme are likely to consist of regional/established operators (not 

multiples) as well as independents and local operators that can benefit from the 
affordable space. 
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7.1.7. The F&B mix should aim to support an all day and evening economy and draw in people 
from the wider area. The gym space has potential to attract a full-scale branded offer or 
to be split between ground and first floor for two fitness offers. 

 
7.1.8. There are sections of dead frontage, e.g., in Aylesham Gardens and Linear Park, which will 

require activation such as pods, stalls, street food, etc in the public realm. 
 

7.1.9. There should be a range of space options at Aylesham that can adapt and evolve to meet 
changing needs and/or prevailing economic circumstances, to promote a wide spectrum 
of uses.   

 
7.1.10. Units should have the flexibility to be divided or combined to accommodate changing size 

requirements e.g., within blocks A, B & C (Rye Lane frontage) and block G (Aylesham 
Gardens to Linear Park Mall). 

 

7.2. Disclaimer 
 
We are obliged to mention that the advice provided within this report is prepared for 
your purposes only and should not be relied upon by any third party. The views given are 
for the specific purpose of assisting you in the disposal of the property. Our advice does 
not represent a formal valuation as we have not undertaken nor completed the detailed 
enquiries or comprehensive research that precede a valuation prepared in accordance 
with the Practise Statements in the RICS Appraisals & Valuation Standards (Red Book). 
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Appendices 
 
Appendix 1  
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Appendix 2  
 

Holland & 
Barratt

JD

Nando’s 

Gregg’s  

Pret

Hermanos 
Coffee  

Dry 
Cleaning   Fortitude 

Bakery  Gelato  
Explore 
Learning  

Hair Beauty/
Nails

Vintage 
Clothing

Zero Waste 

Kitchen/Cooking
Beauty 
Products 

Juice 
Bar Health Food

Barber
FloristPure Gym

Bubble Tea

Livelyhood

Tonkotsu 
Ramen

Rosa’s Thai

Yoga
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