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The Aylesham Centre Planning Statement Addendum

1.

1.1

1.2

1.3

1.4

Introduction

This Statement comprises an addendum to the Planning Statement (document ref. AC04) submitted in
support of planning application ref. 24/AP/2074 (the ‘Application’), which seeks permission for the
comprehensive redevelopment of the Aylesham Centre and associated car park and petrol filling
station at Hanover Park, London, SE15 5EW (‘the Site’). The Planning Statement (ref. AC04) and this
Planning Statement Addendum should be read in conjunction with one another.

The purpose of this addendum is to explain and justify amendments being made to the Application,
and to provide further information in support of the Application.

The Main Retail Town Centre Use Strategy enclosed at Appended Il of the Planning Statement
(document ref. ACO4) has also been updated to reflect the amendments to the proposed main town
centre uses. This is enclosed at Appendix | of this Statement and supersedes the previous version,
however the conclusions remain unchanged.

This Statement follows the same structure as the Planning Statement (document ref. AC04), as follows:
- Section 2 provides an overview of the process of planning for the redevelopment of the Site.

- Section 3 describes the Site and the surrounding area.

- Section 4 summarises the Site's recent planning history.

- Section 5 describes the proposed development.

- Section 6 explains the ‘specification’ of the Application.

- Section 7 outlines the public and stakeholder consultation undertaken prior to submitting the
Application.

- Section 8 sets out details of the framework of planning policies that should form the basis for
determining the Application.

- Section 9 assesses the Proposed Development against the planning policy framework, having
regard to other material considerations.

- Section 10 sets out headline details of proposed planning obligations.

- Section 11 concludes this Addendum.
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2.

2.1

2.2

2.3

2.4

2.5

Context

This section should be read in conjunction with Section 2 of the Planning Statement (document ref.
ACO04).

The Plan-led Approach
Refer to Planning Statement (document ref. AC04).
The Need to Amend the Application

A full planning application was submitted to the London Borough of Southwark on 15 July 2024 and
validated on 3 September 2024 for the following:

“Demolition of existing buildings and phased redevelopment to provide a replacement supermarket and
associated service yard and car parking (Use Class E(a)); flexible retail, leisure (including drinking
establishment), and commercial accommodation (Use Class E/Sui Generis); dwellings (Use Class C3);
landscaping; and associated works” (LBS ref. 24/AP/2074)

Following validation of the planning application, the Applicant has considered responses received from
London Borough of Southwark (LBS) officers (and their independent advisors), statutory consultees,
the public, and other stakeholders. It has also undertaken a further review of the financial viability of
the proposals. This has identified a need to make the following amendments to the Application:

- Quantum:
o Areduction in the number of homes from 877 to 867, alongside revisions to the unit size
mix.

o A minor reduction in the size of the proposed supermarket (-14sgm) and slight increase in
the amount of flexible retail, leisure, commercial (use class E(a-g) and Sui Generis (drinking
establishment) floorspace (+13sgm).

- Revisions to floorplans and elevations to account for the above.

- Areduction in the minimum amount of affordable housing to 77 homes (12% by habitable room),
comprising 73% Social Rent and 27% Intermediate tenures (by habitable room). This is subject to a
commitment to undertake a review of the scheme’s viability at a future point to determine if an
increased amount of affordable housing can be provided.

- Minor amendments to bin stores and plant rooms, cycle parking, amenity space, and children’s
playspace to reflect the change in unit mix and tenure.

- Changes to the elevational treatment of the Building L cycle hub at ground and first floor levels
which seeks to strengthen the visual transparency as a response to comments received from the
GLA.

Delivering the Site Allocation (updated)

The Application (as amended) continues to seek planning permission for a development that delivers
the requirements of the Southwark Plan site allocation (ref. NSP74) including:

- 867 homes;
- Areplacement supermarket;
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- Anincrease in the amount of Main Town Centre use floorspace currently on the Site;

- Retention of bus station capacity;

- Enhanced public realm and civic space;

- New north-south and east-west links;

- Active frontages with retail and leisure uses at ground floor fronting Rye Lane; and

- Diversification and complementing of the existing retail offer in the town centre with new
opportunities for a range of shop sizes, including suitable space to attract a variety of retailers to
Peckham.

2.6 The design of the Proposed Development (as amended) continues to accord with the requirements and
guidance set out in the site allocation, including with regards to impacts on neighbouring residential
areas; heritage assets; views; and observing the 20-storey height restriction.

2.7 As demonstrated in this Statement, the Proposed Development continues to accord with the broader
framework of up-to-date development plan policies set out in the Southwark Plan and London Plan
(and associated guidance) as well as national planning policies. Therefore, having regard to s.38(6) of
the Planning and Compulsory Purchase Act (2004) and paragraph 11(c) of the National Planning Policy
Framework (NPPF), the Application should be approved without delay.

Capability of the Applicant

2.8 Refer to Planning Statement (document ref. AC04).

Delivery Programme

29 Refer to Planning Statement (document ref. AC04).

The Significant Public Benefits (updated)

2.10  The delivery of the Proposed Development (as amended) will continue to achieve the aims and
objectives of the development plan, and therefore the purpose of the planning system which is to
contribute to the achievement of sustainable development.

- Place-making: Replacement of poor-quality buildings and a surface car park with a much higher
quality ‘place’ comprising:

December 2024

o

o

A series of distinctive new buildings that:

are designed to complement the existing character of Peckham in terms of their
architecture and materials;

make an efficient and effective use of land in a highly accessible location;

are constructed using materials recycled from the existing demolished buildings
(where possible); and

are specified to be net zero carbon once operational.

1.02ha of new public realm which:

is intended to be accessible to all and welcoming to all;

includes a range of areas for sitting/relaxing, areas for children to play, and spaces
for events, which engage with active uses at the ground floors of the buildings;
incorporates significant ‘greening’ including street trees and lawns (complemented
by green roofs), which will contribute to the achievement of a bio-diversity net gain
of 106.11%, an Urban Greening Factor of 0.38, and improvements to local air
quality; and
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= provides improved pedestrian and cyclist connectivity.
- Homes: Provision of 867 new homes to meet the needs of Londoners, of which:

o aminimum of 77 will be affordable (12% by habitable room), of which 50 (all social rent) will
be provided within Phase 1;

o there will be a mix of sizes and types to meet a broad range of housing needs, including 525
(61%) which will be 2 bedrooms or larger;
10% (by habitable room) will be wheelchair accessible or adaptable;
72% will be dual aspect; and
All will be tenure blind; energy efficient; fire safe; have access to private and communal
outdoor amenity space; have access to children’s playspace; meet minimum size standards;
receive good levels of daylight/ sunlight; and will provide residents with appropriate privacy.

- Town Centre Vitality and Viability: Boost Peckham Town Centre by:

o securing a major supermarket operator (Morrisons) for the long term, in a new high quality
designed store (including the ability to continue trading during the construction stage);

o providing new fit-for-purpose units for a range of retailers and leisure operators (including
smaller units) to complement the existing businesses, and which are sufficiently flexible to
adapt to changes in future occupier demand.
providing workspace suitable for a range of office, workshop, and studio occupiers; and
increasing town centre expenditure levels as a consequence of the new resident population
and employees working in the new workspace by approx. £13 million annually.

- Jobs/Training: Creation of an estimated 271 construction stage jobs; and accommodation to
support an estimated 510 to 660 operational stage jobs, which is an increase in the context of the
existing employment (410-550). In addition to this, the Applicant have committed to provide skills
and training opportunities that benefit the local community, including: paid internships;
educational partnerships to enable young people to access higher skilled jobs; local procurement;
and town centre partnerships to support local businesses.
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3. The Site and Surrounding Area

3.1 Refer to Section 3 of the Planning Statement (document ref. AC04).
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4. Planning History

4.1 Refer to Section 4 of the Planning Statement (document ref. AC04).
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5.

5.1

5.2

5.3

54

The Proposed Development

This Section describes the Proposed Development as amended, and therefore supersedes the details
set out within Section 5 of the Planning Statement (document ref. AC04).

Overview

The Proposed Development represents a significant opportunity to deliver high-quality mixed-use
development which optimises the potential of this important town centre site. The Proposed
Development will contribute towards the regeneration of the town centre through the creation of
extensive new public realm, providing a mix of appropriate town centre uses, including new flexible
retail, leisure and commercial uses, replacement supermarket (and associated car parking) and
provision of new homes.

Amount and Land Uses

The amount of development is set out in the updated Development/Accommodation Schedule
(document ref. ACO1A) which is submitted for approval (to be read in conjunction with the proposed
floorplans). An overview is set out in Table 5.1 below:

Table 5.1: Proposed Amount of Development

Non-residential Floorspace (GIA) Residential

Residential (Use Class C3) - 867 homes

Supermarket (Use Class E(a)) 5,980.7sgm

Supermarket Car Park, Service Yard 4,731.3sgm

and associated Plant (Use Class E(a))

Workspace (Use Class E(g)) 2,725.3sgm

Flexible Retail, Leisure, Commercial 3,812.7sgm -

(Use Class E(a-g) and Sui Generis

(Drinking Establishment))

Total 17,250.0sqm 867 homes
(The residential floorspace
(including car parking associated
with the residential development)
extends to: 88,813qm GIA)

Residential

The application seeks permission for 867 new homes. The proposed unit size mix is set out in Table 5.2
below. This is set out in the updated Development/Accommodation Schedule (document ref. ACO1A).
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Table 5.2 Proposed Dwelling Mix

‘ Unit Size Mix

1B1P 1B2P 2 Bed 3 Bed Total
(2B3P/2B4P) (3B5P/3B6P)

Residential (Use Class 90 253 351 156 17 867

C3)
Percentage (%) (by 10% 29% 41% 18% 2% 100%
unit)

5.5 The residential component will comprise a mix of market (88%), Social Rent (9%) and intermediate (3%)
tenures (calculated by habitable room). The unit size mix broken down by tenure is set out at Table 5.3
below:

Table 5.3: Unit Size Mix by Tenure

Type Market Social Rent Intermediate Total

1B1P 90 (11%) 0 (0%) 0 (0%) 90 (10%)
1B2P 251 (32%) 0 (0%) 2 (7%) 253 (29%)
2 Bed (2B3P/2B4P) 309 (39%) 17 (34%) 25 (93%) 351 (41%)
3 Bed (3B5P/3B6P) 140 (18%) 16 (32%) 0 (0%) 156 (18%)
4B6P 0 (0%) 17 (34%) 0 17 (2%)
Total 790 (100%) 50 (100%) 27 (100%) 867 (100%)
5.6 Further details regarding the Social Rent and intermediate homes are provided in the Affordable

Housing Statement within Section 9 of this Statement. The affordable housing provision will be secured
by s.106 obligation.

Non-residential Uses

Replacement Supermarket

5.7 The Proposed Development includes a supermarket. The intended operator is Morrisons. The
floorspace composition of this is set out in Table 5.4 below:

Table 5.4 Proposed Replacement Supermarket Floorspace

N

Supermarket Floorspace (GIA m?)

Front of House 2,252.92
Ancillary/Back of House 2,183.08
Service Yard 881.6
Plant 663.1
Sub-Total 5980.7

Associated Floorspace (GIA m?)

N

Supermarket Car Park 4,731.3

Total Supermarket Floorspace 10,712.0
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5.8

5.9

5.10

511

5.12

5.13

Workspace (Use Class E(g))

The Proposed Development includes 2,725.3 Sgm (GIA) of workspace to be provided in Building D.
Approval is sought for this to be used for Use Class E(g).

10% of the total proposed workspace, which includes any workspace provided as part of the flexible
retail/leisure/commercial uses (see below), is to be provided as affordable workspace. Details of this
are to be discussed/agreed with LBS in due course. It is anticipated that this will be secured by way of
a s.106 obligation.

Flexible Retail, Leisure, Commercial (Use Class E(a-g)/Sui Generis)

The Proposed Development includes 3,812.7sqm (GIA) of flexible retail, leisure and commercial
floorspace to be provided in Buildings A, B, C, D, E, F, G, H, J1, K, L and N. Approval is to be sought for
this to be used for any use that falls within Use Class E(a-g) and for drinking establishments (Sui
Generis). This is subject to the following caps:

- A maximum 350sgm (GIA) to be used for Drinking Establishments (Sui Generis)
- Amaximum 320sgm (GIA) to be used for workspace (Use Class E(g)) (this is in addition to the 2,725.3
sgm (GIA) discussed above which is ‘fixed’).

The flexible retail, leisure and commercial floorspace is to be provided at the ground floor of Buildings
A-H, J1, K, L, and N as set out in Table 5.5 below:

Table 5.5: Distribution of Flexible Retail, Leisure and Commercial Floorspace:

GIA m?

Building A 427.3
Building B 425.5
Building C 3924
Building E 341.0
Building F 207.5
Building G 276.2
Building H 244.2
Building J1 125.3
Building K 1,259.4
Building L 16.5
Building N 97.4
Total 3,812.7
Buildings

The Proposed Development comprises 16 buildings ranging from 4-20 storeys in height (plus
basement). The maximum height of each building is set out in Table 5.6 below.

All buildings over 18m are provided with two staircases.
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Building ‘ Storeys Height (metres above ground)
A 7 26.1m
B 7 25.8m
C 7 25.6m
D 6 27.1m
E 11 40.8m
F 6 22.5m
G 12 43.6m
H 9 32.5m
11 16 55.2m
)2 6 22.6m
K 10 36.6m
L 11 37.9m
M 20 70.4m
N 13 43.3m
P 12 41.3m
Q 6 22.0m

Landscape and Public Realm

5.14  1.02ha (10,240sgm) of new publicly accessible space is proposed at ground floor level. This comprises
four distinct character areas (refer to the updated DAS document ref. ACO2 Rev.1) for further details:

Aylesham Gardens: the landscape public realm heart of the development with an open lawn area,
spill out space to F&B retail units, play area, and water jet play feature. The space has been designed
for flexibility in mind in order to host a number of events throughout the year.

Peter Collinson Passage and Botanical Way: the two gateways from Rye Lane into the Site. The
urban orchard at Peter Collinson Passage acts as a unique urban experience where visitors can sit
under flowering fruit trees, socialise, and be surrounded by local art, whilst the double height
entrance at Botanical Way provides active ground floor retail units with views towards Aylesham
Gardens and the supermarket.

Peckham Yards: a social space for residents and members of the community, located in the
northwest corner of the Site providing spill out space from the adjacent commercial units. Its built-
in flexibility caters for a variety of events as well making it very much of the urban character of
Peckham.

Green links: verdant connectors within the Site; these areas are of a street typology with lush
planting and spaces for visitors to rest along their journey.

5.15 In addition to publicly accessible open space, 3,955sgm of private communal amenity space is
proposed which will be accessible to residents only. This is provided at podium level of Buildings G &K
and above the supermarket accessed by Buildings L, M, N, Q and P and rooftop levels of Buildings A, L,
M, N, G and K. Green roofs are also proposed for at roof level of the remaining buildings.

December 2024
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5.16

5.17

5.18

5.19

5.20

5.21

5.22

5.23

The Proposed Development proposes a biodiversity net gain (BNG) of 106.11% and an Urban Greening
Factor (UGF) of 0.38.

Access, Servicing, and Connectivity

Pedestrian Connections

The Proposed Development will provide six pedestrian connections into the Site.

- Two access points will be provided from Rye Lane.

- To the north of the Site, pedestrians will have direct access to Peckham High Street via the bus
depot.

- Four access points are provided from the south of the Site along Hanover Park.

Internal pedestrian movement will be accommodated within a mix of segregated and pedestrian-
priority shared spaces. Segregated routes for pedestrians are provided on the service vehicle access
route which operates clockwise within the Site. Vehicle access on to this route will be bollard controlled,
manged by the on-site management team.

Cycle Access

Cyclists will be able to utilise the same access routes as pedestrians, described above.

Car Parking

The Proposed Development includes a basement car park. This accommodates 145 car parking spaces,
of which 140 are for the replacement supermarket/town centre use and 5 Blue Badge spaces are for
the residential uses. Vehicular access to the car park is from Hanover Park. Pedestrian access to the
residential basement car park is via secure residential cores. Public access to the supermarket
basement car park is via three lifts that provide direct access to the supermarket.

The 140 supermarket spaces comprise:

- 124 standard spaces;

- 8 Blue Badge (6%);

- 8 Parent/Child; and

- 20% will be equipped with electric vehicle chargers.

The 5 residential spaces will all be Blue Badge. These will be supplemented by a further 6 Blue Badge
spaces provided at ground floor level within the public realm (distributed across the Site), equalling a
total of 11 car parking spaces for the residential uses. It is proposed that one of the Blue Badge spaces
could accommodate a car club to provide vehicle access to Blue Badge holders without the need to
own a car. Refer to the DAS (document ref, AC02) for further details.

Cycle Parking

A total of 1,614 long-stay cycling parking spaces are proposed. The breakdown of the number of
spaces per use class is provided in Table 5.7 below.
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5.24

5.25

5.26

5.27

5.28

5.29

5.30

Table 5.7: Long-Stay Cycle Parking

Use ‘ No. of spaces ‘
Residential (Use Class C3) 1,520

Supermarket (Use Class E(a)) 26

Flexible retail, leisure and commercial (Use Class E/ Sui 24

Generis) (excl. Supermarket)

Workspace (Use Class E(g)) 44

Long-stay parking will be provided as a mix of double stackers (no more than 75%), standard Sheffield
stands (minimum 20%) and at least 5% Sheffield stands for oversized cycles.

Cycle parking will be provided through a number of centralised hubs located within Buildings C, F, G, H,
J, Land Q and within the public realm.

A total of 257 short-stay spaces will be provided. The breakdown of the number of spaces per use class
is provided in Table 5.8 below.

Table 5.8: Short Stay Cycle Parking

Use ‘ No. of spaces ‘
Residential (Use Class C3) 44

Supermarket (Use Class E(a)) 63

Flexible retail, leisure and commercial (Use Class E/ Sui 143

Generis) (excl. Supermarket)

Workspace (Use Class E(g)) 7

Servicing

The Proposed Development includes a service yard for the replacement supermarket, accessed from
Hanover Park. The other retail, leisure, commercial units and homes will be serviced via loading bays
distributed across the Site, accessed via the service route that runs through the site accessed via
Hanover Park.

Energy and Sustainability

The residential element of the Development will incorporate a fully electric Air Source Heat Pump
(ASHP) system. This will help achieve a 65% on site carbon reduction over Part L 2021 requirements
and a 10% improvement on building regulations.

The commercial elements will be fully electric, utilising both ASHP and PV panels. It is targeting a
BREEAM ‘Excellent’ rating.

Phasing

A Phasing Plan (ref. ASCP-DRM-ZZ-ZZ-DGA-A-002090 rev P1) is submitted as part of the application. It is
anticipated that this will be secured by a condition which allows it to be revised, subject to the approval
of the Council.

December 2024 Page 12



The Aylesham Centre Planning Statement Addendum

531 The Proposed Development will come forward across two phases, each comprising a series of sub-
phases. Phase 1 will include Buildings L, M, N, P and Q as well as the supermarket. Phase 2 will include
the remaining buildings and associated landscaping and public realm.

5.32  The phasing strategy has been developed to enable the decant of the supermarket use and ensure that
this can remain operational and trading throughout the build programme.
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6.

6.1

6.2

6.3

6.4

6.5

6.6

Planning Application Specification

This Section replaces the details set out within Section 6 of the Planning Statement (document ref.
AC04).

Description of Development

The description of development remains unchanged as a result of the proposed amendments. Planning
permission is sought for the following:

Demolition of existing buildings and phased redevelopment to provide a replacement supermarket and
associated service yard and car parking (Use Class E(a)); flexible retail, leisure (including drinking
establishment), and commercial accommodation (Use Class E/Sui Generis); dwellings (Use Class C3);
landscaping; and associated works.

Type/Form of Application
The application is submitted in detail (full planning permission).
Planning Application Package

The planning application ‘package’ comprises the relevant forms, notices and certificates alongside
plans/documents for approval and other supporting information as necessary to enable the LPA to
validate and determine the Application.

Details for Approval

The following plans/documents are submitted for approval:
- Site Location Plan;
- Site Plan;
- Existing and Proposed:
Block plans (including demolition plans);
Floorplans;
Elevations;
Roof plans;
Sections;
Landscape plan (proposed only);
o Highway drawings (proposed only).
- Development/Accommodation Schedule (ref. ACO1).

O O O O O

Refer to the updated drawing schedule (ref. ASCP-DRM-XX-XX-LSH-A-90001 revision PO1) which sets out
updated details of the drawings for which approval is sought. Approval is sought for the following
drawings (marked as Rev P0O) which are unchanged from the July 2024 submission:

- Site Location Plan

- Site Plan (Existing)

- Existing Ground Floor Plan
- Existing Level 01 Plan

- Existing Basement Plan

- Demolition Plan

- Elevations (Existing Site)
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6.7

6.8

6.9

6.10

6.11

6.12

Approval is sought for revised versions of all other drawings (marked as Rev P0O1) as set out in the
schedule.

Details of the landscape drawings for which approval is sought are set out on a separate drawing
schedule (ref. P21673-00-001). With exception of drawing ref. 21673-00-001-GIL-0140 rev. P01 which is
a new drawing submitted in support of this planning application, all landscape drawings submitted in
July 2024 have been superseded by landscape drawings marked as Rev P02.

Proposed highway drawings are enclosed within the Transport Assessment Addendum (document ref.
ACO6A). These drawings supersede those that submitted in July 2024..

Supporting Details

A comprehensive package of supporting plans and documents is submitted as part of the Application.
This includes plans/documents originally submitted as part of the Application plus updated and
supplementary plans/documents submitted to account for the amendments to the Application.

The purpose of these plans/documents is to assist in the understanding/evaluation of the details
submitted for approval and to establish commitments to control implementation (where appropriate).

An overview of each plan/document is provided below. Each document includes details of proposed
commitments. Where this is the case, these are clearly identified within the relevant document. It is
anticipated that these commitments will be secured either via condition or by s.106 obligation.

- Other Drawings for Information
This comprises additional drawings that have been submitted in support of the Proposed
Development. This includes a Phasing Plan (ref. ASCP-DRM-ZZ-ZZ-DGA-A-002090 rev P01).

- Updated Design and Access Statement (ref. AC02A)
The updated Design and access Statement (DAS) sets out the design rationale underpinning the
Proposed Development (as amended). This supersedes the July 2024 DAS (ref. AC02).

- Updated Design and Access Statement Executive Summary (ref. AC02.1A)
This is an updated Design and Access Statement Executive Summary summarising key design
features of the Proposed Development (as amended) and design response to comments received
from statutory consultees and the public. It supersedes the July 2024 DAS Executive Summary (ref.
AC02.1).

- Planning Statement (ref. AC04) and Addendum (ref. ACO4A)
The Planning Statement and Addendum provide the planning justification that underpins the
Proposed Development, demonstrating its acceptability in planning terms. They include the
following:

Affordable Housing Statement (Section 9(iv)) of this Statement);

Affordable Workspace Statement (Section 9(v) of this Statement);

Draft s.106 Heads of Terms (Section 10 of this Statement);

Design Brief as set out at Appendix | of the Planning Statement (document ref. AC04); and

Updated Retail/Main Town Centre Use Strategy as set out at Appendix | of this Statement).

o O O O O

- Business Relocation Strategy (ref. AC05) and Addendum (ref. ACO5A)
The Business Relocation Strategy and Addendum provide a strategy for supporting existing
independent and small businesses and shops which are impacted by the Proposed Development.
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The Strategy has been prepared in accordance with LBS's Business Relocation Strategy further
guidance.

- Statement of Community Involvement (ref. AC14) and Addendum (ref. AC14A)
These provide details of how the Applicant has informed, consulted, and involved the community
in the preparation of the development proposals.

- Early Engagement Strategy (ref. AC14.1)
This provides details of local stakeholders relevant to the Proposed Development and the
Applicant’s approach to the proposed engagement strategy including a summary of how the
Applicant intended to engage with stakeholders, including events and activities in accordance with
LBS's Statement of Community Involvement and Development Consultation Charter.

- Engagement Strategy (ref. AC14.2) and Addendum (ref. AC14.2A)
This provides an overview of the engagement that has taken place with local stakeholders before
the submission of the planning application in accordance with LBS's Statement of Community
Involvement and Development Consultation Charter.

- Environmental Statement (ref. AC18) and Addendum (ref. AC18A)
In accordance with the Town and Country Planning (Environmental Impact Assessment) (England &
Wales) Regulations 2017, as amended, the application is one which constitutes ‘EIA development'.
Accordingly, this application is accompanied by an Environmental Statement (ES) and ES
Addendum. A formal ES Scoping Request was submitted on behalf of the Applicant to LBS on 11
January 2024. A formal Scoping Opinion was issued on 27 March 2024 by LBS. In accordance with
the Scoping Opinion, the ES and ES Addendum cover the following topics:

Air Quality;

Archaeology;

Climate Change;

Daylight, Sunlight, Overshadowing, Light Spillage & Solar Glare;

Ground Conditions and Land Contamination;

Noise and Vibration;

Socio-economics;

Townscape, Visual Impact and Heritage;

Traffic and Transport; and

Wind Microclimate.

O O 0O 0O O 0O O O O

- Transport Assessment (ref. AC06) and Addendum (ref. ACO6A)
The Transport Assessment and Addendum justify the proposed development in transport terms
and include proposals/commitments necessary to ensure its acceptability. The Addendum includes
further details in response to comments received from GLA and TFL following the submission of
the Application. The Transport Assessment is accompanied by the following appendices:

Travel Plan;

Service and Refuse Management Plan;

o Parking Access and Management Plan; and

o Healthy Streets Assessment.

O

- Energy Statement and Overheating Assessment (ref. ACO7A)
This updated document sets out the proposed energy strategy for the Proposed Development (as
amended). This supersedes document ref. AC07.

- Sustainability Statement (including BREEAM Assessment) (ref. ACO8A)
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This updated document details the sustainability credentials of the Site including a BREEAM pre-
assessment for the non-residential component. This supersedes document ref. ACO8.

- Basement Impact Assessment (ref. AC03)
This assesses the impact of subterranean development at the Site.

- Equalities Impact Assessment (ref. AC16A)

The Equality Act 2010 legally protects people from discrimination in the workplace and in wider
society. Under section 149 of the act, all public bodies are required in exercising their functions to
eliminate discrimination, advance equality of opportunity and foster good relations. The "protected
characteristics" to which the act applies include age, race, religion, sexual orientation, disability and
pregnancy. An updated Equalities Impact Assessment report has been submitted as part of the
Application to provide information to the LPA to assist it in undertaking an Equalities Impact
Assessment in conjunction with the determination of the Application. This is an updated document
which supersedes document ref. AC16.

- Internal Daylight, Sunlight and Overshadowing Report (ref. AC17) and Addendum (ref.
AC17A)
This technical report and Addendum assesses internal light levels within the proposed
development (as amended).

- Demolition and Construction Environmental Management Plan (ref. AC11) and Addendum
(ref. AC11A)
This report and addendum outline the programme duration, construction vehicle routing, the
numbers of and types of construction vehicle, Site access and egress arrangements, how
construction traffic will be managed, Noise/dust/vibration management details, and temporary
arrangements proposed for the highway to facilitate the works.

- Fire Statement and Strategy (ref. AC13A)
This updated statement outlines the fire strategy for the development which has been informed by
consultation with the London Fire Brigade. The statement provides details related to fire brigade
access to the site and building in the event of a fire emergency, assesses the proposed materiality,
and confirms the proposed development is designed in accordance with regulations. An updated
Gateway One From and a Qualitative Design Review for Building M have been appended to this this
statement. This supersedes document ref. AC13.

- Operational Waste and Recycling Management Strategy (ref. AC12A)
This updated strategy outlines the waste and recycling strategy for the Proposed Development,
including details related to the quantum of on-site waste storage requirements, and waste
collection details. This supersedes document ref. AC12.

- Whole Life Carbon Assessment (ref. AC09A)
This updated assessment provides a true picture of a building's carbon impact on the environment
in line with London Plan Policy SI 2. This supersedes document ref. AC09.

- Circular Economy Statement (ref. AC10A)
This updated assessment considers strategies to facilitate transition towards a circular built
environment, reporting against numerical targets that will facilitate monitoring of waste and
recycling. This supersedes document ref. AC10.
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- Financial Viability Assessment (ref. AC15) and Financial Viability Assessment Addendum (ref.
AC15A)
This assessment and addendum include a full viability assessment with associated justification,
prepared in line with established practice and policy requirements.

- Financial Viability Executive Summary (ref. AC15.1A)
This updated executive summary provides full supporting narrative to substantiate the inputs and
assumptions made in the appraisal. This is a simplified version of the assessment that may
aggregate costs and sales information This supersedes document ref. AC15.1.

- Flood Risk Assessment (ref. AC19A)
This updated assessment assesses the risk of flooding associated with the application Site and the
impact of the Proposed Development on this risk. This supersedes document ref. AC19.

- Health Impact Assessment (ref. AC20) and Health Impact Assessment Addendum (ref. AC20A)
This assessment and addendum help to identify and optimise the health and wellbeing impacts of
the Proposed Development.

- Arboricultural Impact Assessment (incl. Tree Survey) (ref. AC21A)
This updated document provides an appraisal of the quality of existing trees on Site and identifies
protection measures to be implemented during construction and potential management
measures. This supersedes document ref. AC12,

- Preliminary Ecological Appraisal (ref. AC22A)
This updated report provides an assessment of any impacts to wildlife and biodiversity due to the
proposed development. This supersedes document ref. AC22.

- Biodiversity Net Gain Report (ref. AC23A)
This updated repot describes the existing biodiversity value across the Site and how the Proposed
Development will deliver biodiversity gain. This supersedes document ref. AC23.

- Drainage Impact Assessment and Foul Water Drainage Strategy (ref. AC24A)

This updated document outlines the existing and proposed below ground drainage strategies and
SUDS opportunities. This supersedes document ref. AC24.
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7.

7.1

7.2

7.3

7.4

Pre-application Consultation

Refer to Section 7 of the Planning Statement (document ref. AC04) and the Statement of Community
Involvement (SCl) (document ref. AC14) which set out details of pre-application consultation
undertaken by the Applicant and how this informed the Application.

An addendum to the SCI (document ref, AC14a) is submitted alongside this Statement to respond to
queries raised by LBS Officers post-submission of the Application regarding the SCl, and to provide
details of any public engagement/consultation that has been undertaken since the Application was
submitted.

Written responses from the following consultees have been provided to the Applicant since the
Application was submitted:

- London Borough of Southwark
Archaeology
Public Space Surveillance
Community Infrastructure
Environmental Protection
Highways Development and Management
Network Development Construction Management Plan
Planning Policy
Urban Forester
Waste Management
Local Economy
Ecology
o Flood Risk Management & Urban Drainage
- Argiva
- BPS (the Council's independent Financial Viability Assessor)
- Environment Agency
- Greater London Authority
- Historic England
- HSE
- London Borough of Lambeth
- London Borough of Lewisham
- London Underground
- LUC(LBS's Independent Environmental Consultant)
- Metropolitan Police (Designing Out Crime)
- Natural England
- NHS London Healthy Urban Development Unit
- Thames Water
- Transport for London
- UK Power Networks

O O O 0O O 0O O O O

The amended plans and supporting documents (as set out in Section 6 of this Statement) provide a
response to comments received.
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8.

8.1

8.2

8.3

8.4

8.5

8.6

8.7

Planning Policy Context

The Planning Policy Context remains as described under Section 8 of the Planning Statement
(document ref. AC04), other than the following updates which are material to the determination of
the Application.

NPPF

On 30 July 2024 the Ministry of Housing, Communities and Local Government (MHCLG) launched an
eight-week consultation on proposed updates to the NPPF. It is anticipated that the revised NPPF will
be formally published in late 2024/early 2025, prior to the determination of the Application.

The focus of the proposed revisions is a significantly increased emphasis on the need to boost housing
delivery in order to address housing needs in England, to be achieved through the expansion and
densification of towns and cities including London. Of note is the text introduced at paragraph 122(c)
which establishes the principle that proposals for development of Brownfield land within settlements
for homes and other identified needs should be regarded as acceptable in principle.

A Ministerial Statement was made alongside the launch of the consultation on the revisions to the NPPF,
which is a material planning consideration. This echoed the proposed NPPF revisions, stressing the
need to restore housing targets and promote building in the right places. It specifically notes that the
‘first port of call for development should be brownfield land’ and adds that local character should not
be used as a reason to reduce densities, rather, the approach should be to enable brownfield
development to promote an uplift in density in urban areas.

London Plan

Preparation of a new London Plan commenced in 2024, which (it is anticipated) will need to be prepared
in the context of a revised NPPF. An early draft of the new London Plan is expected in early/mid 2025.

Local Plan
Since the submission of the Application, LBS has commenced consultation on the following SPDs:

- Section 106 and Community Infrastructure Levy (CIL) SPD
- Climate and Environment SPD

- Affordable Housing SPD

- Householder Development SPD

As of December 2024, the draft SPDs should be afforded limited weight in decision making in
accordance with NPPF paragraph 48.
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9. Planning Assessment

Planning Statement Addendum

9.1 This section should be read in conjunction with Section 9 of the Planning Statement (document ref.
ACO04) and provides replacement or supplementary content to explain and justify the proposed amends
and to respond to comments made by statutory consultees and the wider public. The following topics
are considered:

(i)

(i)
(iii)

(iv)

(v)

(vi)

(vii)
(viii)

(ix)

December 2024

The Principle of the Proposed Development (Residential, Retail, and other Main Town Centre

Uses)
Comprehensiveness

Demolition of Existing Buildings
- Heritage
- Embodied Carbon

Housing Matters

- Amount

- Affordable Housing
- Unit Size Mix

- Housing Quality

- Childrens’ Play

Main Town Centre Uses

- Amount and Mix of Uses

- Affordable Workspace

- Small Shops

- Business Relocation Strategy
- Active Frontages

- Other

Design

- Approach

- Form and Layout

- Tall Buildings

- Quality and Character

- Experience

- Density

- Agent of Change

- Public Realm

- Sustainability and Climate Change
- Safety and Security

- Accessibility and Inclusive Design

Heritage
Transport, Access and Servicing

Technical and Environmental Matters

- Daylight, Sunlight & Overshadowing
- Wind Microclimate

- Fire Strategy

- Overheating

- Basement Impact Assessment

- Biodiversity/Ecology
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9.2

9.3

9.4

9.5

9.6

9.7

9.8

9.9

- Energy & Sustainability

- Air Quality

- Noise and Vibration

- Archaeology

- Ground Conditions and Land Contamination
- Flood Risk and Drainage

(i) The Principle of the Proposed Development (Residential, Retail, and other
Main Town Centre Uses)

Refer to Planning Statement (document ref. AC04).
(ii) Comprehensiveness

Refer to Planning Statement (document ref. AC04).
(iii) Demolition of Existing Buildings

The site allocation supports the redevelopment of the Site, nonetheless, is silent on the matter of
demolition.

Heritage
Refer to Planning Statement (document ref. AC04).
Embodied Carbon (updated)

Refer to Planning Statement (document ref. AC04) and the updated Whole Life Carbon Emissions
Statement Addendum (document ref. AC09A) which provides an updated total embodied carbon
output of 866 kgCO2/m2 GIA over 60 years excluding sequestered carbon or 853 kgCO2/m2 when
sequestered carbon is included. This is compared to the GLA benchmark of 1,200 kg CO2e/ m2 GIA and
therefore the Proposed Development (as amended) complies with Policy SI2 of the London Plan and
Southwark Plan Policy P70.

(iv) Housing Matters
Amount (updated)
Refer to Planning Statement (document ref AC04).

The amendments include a slight reduction in the number of homes (-10) compared to the original
proposal as explained in the Updated DAS (document ref. ACO2A). The Proposed Development
continues to be in full accordance with national and development plan policies (including being closely
aligned with the indicative figure referred to in the site allocation) with a design-led approach having
been taken to optimise the capacity of the Site, which we note is firmly aligned with the Government's
proposed revisions to the NPPF and the associated Ministerial Statement (July 2024).

Affordable Housing Statement

Refer to Planning Statement (document ref. AC04) for policy context.
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9.10

9.1

9.12

9.13

Assessment (updated)

The amendments to the Application include a reduction in the minimum amount of affordable housing.
This is necessary to ensure the deliverability of the proposal which would otherwise not be financially
viable. Reference should be made to the Financial Viability Assessment Addendum (document ref.
AC15A) and the report from BPS (dated 22 October 2024), an independent advisor that has been
appointed by the Council to review the financial viability of the Proposed Development, which provide
an explanation and justification for this.

The Application is to follow the Viability Tested Route for the purposes of London Plan Policy H5 and
Local Plan Policy P1.

The Proposed Development includes a range of tenures comprising Social Rent, intermediate and
market sale. Details of the unit mix, broken down by tenure, are set out in Table 9.1 below.

Table 9.1: Unit Size Mix by Tenure

Unit Size Mix

Tenure Habitable Rooms
Social Rent 50 (6%) 250 (9%)
Intermediate 27 3%) 95 (3%)

Total Affordable 77 (9%) 345 (12%)
Market 790 (91%) 2,476 (88%)

Total 867 2,821

As illustrated in Figure 9.1 below, the affordable homes will be located across the Site. The social
rented housing will be provided within Building P . The intermediate housing will be located alongside
the market sale homes within Buildings A, B and C.

Figure 9.1: Location of Affordable Housing

Fa . Ty
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9.14

9.15

9.16

9.17

9.18

9.19

9.20

9.21

The Applicant is seeking to provide a mix of affordable housing tenures that broadly follows the
proportions set out in Local Plan Policy P1 and London Plan Policy H6. 72.5% of the affordable
housing will comprise Social Rent and 27.5% will comprise Intermediate (calculated by habitable
room). This is weighted slightly more towards social rent than set out in Local Plan Policy P1 (71.5%
Social Rent and 28.5% Intermediate).

The minimum affordable housing component comprises 12% (by habitable room). This is the
maximum viable amount of affordable housing that the Proposed Development is currently able to
provide, while according with the affordable tenure mix proportions referred to above. Evidence of
this is set out in the Financial Viability Assessment Addendum (document ref. AC15A) which accounts
for matters agreed with the Council's independent viability assessor (BPS) who expressed concerns
over the deliverability of the Proposed Development with the level of affordable housing that the
Applicant was initially seeking to provide.

All of the social rent units will be provided in Phase 1 within Building P.
It is proposed to secure the affordable housing component via s.106 obligation.

12% should be treated as the minimum level of affordable housing. The Applicant is fully committed
to increasing this should development viability improve. Early and late-stage reviews are proposed as
s.106 obligations as the mechanism to test and secure this.

As set out in the Planning Statement (document ref. AC04), it is proposed that the s.106 agreement will
include obligations on the Applicant to continue discussions with the Council and CLTs with the aim of
securing a viable disposal of intermediate units to a CLT.

Unit Size Mix
Refer to Planning Statement (document ref. AC04) for policy context.

Assessment (updated)

Taking account of the amendments, the Proposed Development provides a mix of 1-, 2-, 3- and 4-
bedroom homes, as set out in Table 9.2 below:

Table 9.2 Total Unit Size Mix

Dwelling Mix

Land use 3B5P 3B6P 4B6P Total

Residential 253 111 240 61 95 17 867
(Use Class C3)
Percentage (%) | 10% 29% 13% 28% 7% 11% 2%
100%
39% 1% 18% 2%

December 2024 Page 24



The Aylesham Centre Planning Statement Addendum

9.22  The above mix is broken down by tenure in Table 9.3, below. This demonstrates a range of unit sizes
within both the social and intermediate tenure homes including a significant number of family sized
social rented homes.

Table 9.3: Unit Size Mix by Tenure

Type Market

Social Rent Intermediate Total
1B1P 90 (11%) 0 (0%) 0 (0%) 90 (10%)
1B2P 251 (32%) 0 (0%) 2 (7%) 253 (29%)
2 Bed (2B3P/2B4P) 309 (39%) 17 (34%) 25 (92%) 351 (41%)
3 Bed (3B5P/3B6P) 140 (18%) 16 (32%) 0 (5%) 156 (18%)
4B6P 0 (0%) 17 (34%) 0 17 (2%)
Total 790 (100%) 50 (100%) 27 (100%) 867 (100%)

9.23  The Proposed Development includes 20% family homes (3 or more bedrooms), in line with Southwark
Plan Policy P2.

9.24  61% of homes will have two or more bedrooms, which is in line with the requirement of Southwark
Plan Policy P2.

9.25 The 1B1P units comprise a mix of fully open-plan (one main room with no separate bedroom) and semi
open-plan (a separate sleeping area that is part separated from the main living area and can be easily
modified to provide a fully separate room). Refer to the Updated DAS (document ref. ACO2A) for further
details. The fully open plan units accord with the definition of ‘Studio’ provided in the Southwark Plan.
A total of 10 units that meet this definition are proposed (1% of the total number of homes), all of which
are private housing, which accords with Policy P2 of the Southwark Plan.

9.26  The unit size mix is in accordance with Local Plan Policy and London Plan Policy H10.

Housing Quality

Accessible Housing

9.27  Refer to Planning Statement (document ref. AC04).
Tenure Blind
9.28 Refer to Planning Statement (document ref. AC04).

Cultural Requirements

9.29  Refer to Planning Statement (document ref. AC04).

Access to Indoor Facilities

9.30 Refer to Planning Statement (document ref. AC04).

Internal Space Standards

9.31 Refer to Planning Statement (document ref. AC04).
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9.32

9.33

9.34

9.35

9.36

9.37

9.38

9.39

9.40

9.41

Choice and Flexibility

Refer to Planning Statement (document ref. AC04).

Aspect (updated)

72% of the units are dual aspect.

The policy requirement to optimise site capacity combined with site specific constraints; energy
efficiency, and viability considerations mean that it is impractical to provide 100% dual aspect homes
on the Site.

The majority of the single aspect homes are 1B1P or 1B2P (23%), however there are some 2B3P/2B4P
(5%) homes. There are no single aspect three- or four-bedroom homes. None of the proposed single
aspect units are north facing and none are exposed to high noise levels.

Refer to the updated DAS (document ref. ACO2A) and the overheating assessment contained within
the updated Energy Strategy (document ref. ACO7A) which demonstrate how all homes benefit from
adequate privacy; can be adequately ventilated; and how the risk of overheating had been mitigated.

Internal Light (updated)

The Internal Daylight, Sunlight and Overshadowing Report (document ref. AC17) and associated
Addendum (document ref. AC17A) set out details on the internal light levels received within the
Proposed Development (As amended).

Considering internal daylight, the Report assesses 331 habitable rooms (equating to 12%) across the
development. Itis noted that the sample comprises rooms situated at lower floor levels of each building
as these are expected to experience lower light levels than habitable rooms at upper levels of the
buildings.

The results demonstrate an overall compliance of 67% of rooms receiving levels of internal daylight in
accordance with BRE Guidance. This level of overall compliance is considered good for an urban
location and is not uncommon for developments of this scale and density within an urban
environment where buildings are taller and closer together and every unit is served by a private
balcony space. The level of compliance is similar to the July 2024 development proposals described in
the Internal Daylight, Sunlight and Overshadowing Report (document ref. AC17).

As described in the Planning Statement (ref. AC04), in large developments it is common for some
rooms to not accord with the guidance due to their location within the scheme, northerly room
orientation and location behind and underneath protruding balcony structures. The combined
living/kitchen/dining rooms ('LKDs') that are moderately below BRE guidance generally have their
access to direct skylight restricted by balconies. We consider that the balconies are an asset to the
units they serve, as they provide external amenity space. On balance the moderate deviation from
guidance is weighed against this benefit. In addition, it is noted that the balconies also provide shade
and therefore contribute to the prevention of overheating.

Regarding internal sunlight levels, the assessment demonstrates that 73% of units will have at least
one room which meets the relevant BRE guidance levels. As described above, the levels of daylight
are impacted by the proposed balconies. This level represents a modest improvement (+16%) when
considered against the original development proposals.
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9.42

9.43

9.44

9.45

9.46

9.47

9.48

9.49

It is noted that the BRE guidelines recognises that it is not always possible to have units with southern
orientations and where the room faces significantly north of due east or west, the criterion is unlikely
to be met which is the case for a number of units within the proposed scheme.

Orientation

Refer to Planning Statement (document ref. AC04).
Privacy

Refer to Planning Statement (document ref. AC04).

Outdoor Amenity Space (updated)

Refer to Planning Statement (document ref. AC04) for policy context.

The Proposed Development (as amended) delivers a policy compliant amount of private and communal
amenity space as follows:

- All three and four bedroom units will have access to 10sqm private amenity space in the form of
balconies/terraces.

- 2 bed -4 person units will have access to a minimum of 7sqm private amenity space in the form
of balconies/terraces.

- 2 bed -3 person units will have access to a minimum of 6sgm private amenity space in the form
of balconies/terraces.

- 1 bed- 1-2 person units will have access to a minimum of 5sgm private amenity space in the form
of balconies.

Access to private balconies/terraces will be step-free and from the main living areas. Balconies/terraces
have been designed and located to optimise their useability with a balance of openness and protection
appropriate for the particular characteristics of each unit.

A total of 7,656sgm private outdoor amenity space is provided in the form of private balconies or
terraces, set against a total private amenity space requirement of 8,670sqm to satisfy Southwark Plan
Policy P15. The balance (1,014sgm), which is in addition to playspace requirements, is to be provided
as communal amenity space located at roof and podium levels, as follows.

- 1,794sgm at podium level above the supermarket;
- 429 sgm at roof level of Building L;

- 308 sgm at roof level of Building M;

- 263 sgm at roof level of Building N;

- 480sgm at podium level of Buildings G and K;

- 104 sgm at roof level of Building G;

- 208 sgm at roof level of Building K;

- 369 sgm at roof level of Building A;

- Total: 3,955sgm.

All residents within the development will have access to the communal outdoor amenity space at
podium level above the supermarket, regardless of tenure. In addition to this, residents within the
buildings which have communal outdoor amenity space at roof level will be able to access the
respective space within the buildings in which they live (Buildings, L,M,N,G and K). The exception is for
residents of Buildings A, B and C which will all be able to access the communal outdoor amenity space
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9.50

9.51

9.52

9.53

9.54

9.55

at roof level of Building A. The outdoor amenity space has been designed to be easily accessed from
dwellings.

The podium and roof level communal amenity spaces provide opportunities for play and amenity for
all residents living within the development. Alongside play provision, the podium and roof level terrace
spaces will incorporate a variety of other functions that make them inclusive and accessible for all user
groups. These include but are not limited to:

- Socialising, relaxation, play and exercise;

- Focus on being green, biodiversity and to provide year-round visual interest when viewed from
surrounding dwellings; and

- Peaceful seating areas.

Full details related to the private and communal amenity spaces, including proposed materials and
furniture, please refer to Section 6 (Landscape Strategy) of the updated DAS (document ref. ACO2A).

The above provision meets the requirements of London Plan Policy D6 and Southwark Plan P15.
Children’s Play (updated)

The playspace requirements for future residents have been updated incorporating the proposed
amendments and calculated based on the GLA calculator for child yield and population yield. As set out
in Table 9.4 below, 2,232sgm of play is required for the development.

Table 9.4 Playspace Requirement

Playspace Requirements

Age Provision Play Requirements Playspace Proposed

Doorstep Play
942sgm 1,303sgm
(0-4 year olds)
Local Play
739sgm 904sgm
(5-11 year olds)
Neighbourhood Play 210sgm
551sgm
(12+ year olds)
Play Total 2,232sqm 2,417sqm

The approach to delivery of playspace remains as described in the Planning Statement (document ref.
ACO04). All doorstep and local play areas in the development are located either at podium level or at
ground level within the public realm. All residents, regardless of tenure, will have access to the podium-
level play area above the supermarket., with access for residents not living within a building above the
supermarket will be through Block M's concierge. The play provision exceeds planning policy
requirements. For older children (12+), some on-site informal meeting and exercise spaces will be
provided, with the remaining provision funded through a Section 106 obligation for improvements to
nearby parks within 800 meters, including Bells Gardens, Warwick Gardens, and Cossall Park.

For full details relating to the playspace provision, please refer to the landscape strategy within Section
6 of the Updated DAS (document ref. ACO2A).
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9.56

9.57

9.58

9.59

9.60

9.61

(v) Main Town Centre Uses
Amount and Mix of Uses
Refer to Planning Statement (document ref. AC04) for policy context.

Assessment (updated)

Following the submission of the Planning Application, comments were received from LBS Planning
Policy officers relating to the proposed mix of non-residential uses. A note was issued to LBS in
response to comments raised on 14" November 2024 which is accounted for in the updated
assessment below.

As set out in the Planning Statement (document ref. AC04), the non-residential strategy for the Site
seeks to deliver planning policy objectives, while having due regard to evidence regarding retail trends
that have emerged since the London Plan/Southwark Plan were prepared; commercial advice; and
feedback from the local community and other stakeholders. The objective being to ensure the
proposals are deliverable and make the optimum contribution to the vitality and viability of the town
centre. An updated Retail/Main Town Centre Use Strategy is appended to this Statement at Appendix
I and provides further details (the updates are limited to minor amendments to the retail/main town
centre use floor areas).

The flexibility that is being sought as part of this Application and agreed with LB Southwark Planning
Officers as part of the pre-application process will ensure that the development is future proofed and
able to accommodate future changes in the demand for floorspace in town centres. The scheme has
been designed to provide flexibility across the development to ensure that the spaces provided are
able to respond to any future changes that may take place in the town centres.

The strategy seeks to boost the vitality and viability of the town centre and to strengthen its resilience
to withstand the effects of ongoing changing retail trends via the following objectives:

- Strengthen - the town centre’s role as a sub-regional destination as well as better meeting the
day-to-day needs of local residents and the business community;

- Enhance - the town centre offer and user experience by providing a range of uses and spaces
that benefit both daytime and evening economies and across all age groups;

- Diversify - and enhance the town centre offer to include a broader multi-functional range of
town centre uses including retail, food & beverage, leisure, cultural and workspace;

- Replace - the existing supermarket in accordance with the operator’s requirements to ensure
that it continues to function as one of the town centre’s ‘anchor’ stores;

- Retain - the overall existing retail capacity and overall amount of non-residential town centre use
floorspace (while being careful to avoid any retail over provision that could lead to vacancies and
detract from town centre vitality and viability);

- Attract - a broader range of occupiers (including multiples and independents) by offering a
flexible range of unit types across varying price points, including affordable spaces;

- Experience - shall be improved by delivering qualitative improvements in terms of the quality of
floorspace and to the overall town centre environment and public realm which will improve
overall user experience and boost town centre footfall; and

- Celebrate - the uniqueness of Peckham and pride of its residents by providing space for
businesses and organisations that represent the community and help create a sense of place.

In order to achieve this, the Proposed Development includes a total of 12,519 sqm GIA of retail, leisure
and commercial floorspace (excluding the car park associated with the supermarket). This represents
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9.62

9.63

9.64

9.65

9.66

9.67

9.68

a negligible change from the original submission; however, the breakdown of these uses is marginally
different. The amended composition of this is set out below in Table 9.5, and compared against the
existing:

Table 9.5 Existing and Proposed Non-Residential Floorspace

Existing (GIA) Proposed (GIA)

Supermarket (Use Class E(a)) 4,975.7sgqm 5,980.7sgm*

Flexible Retail, Leisure and 5,109.2sgm 3,812.7sqm

Commercial (Use Class E(a-g)/Sui Subject to the following caps:
Generis)

Up to 350 sgm drinking
establishment (Sui Generis)

Up to 320sqm of workspace
(Use Class E(g))

Internal Mall/Atrium (Use Class E(a)) 1,392sgm 0

Petrol Station (Sui Generis) 98.0sqgm 0

Workspace (Use Class E(g)) 0 2,725.3sqm
Total Retail, Leisure and Commercial 11,574.9sgm 12,518.7sgm**

Floorspace (Use Class E/Sui Generis)

* includes the associated service yard and plant
** excludes car parking associated with the supermarket

The Proposed Development does not just seek to increase the amount of Main Town Centre Use
floorspace but to diversify this beyond just retail. Details in relation to this are set out within the
updated Retail/Main Town Centre Use Strategy appended to this Statement at Appendix I.

As set out within the Strategy, commercial advisors CF Commercial have been appointed by the
Applicant to provide commercial advice from the outset of the masterplanning process to ensure that
the strategy for retail and other main town centre use is deliverable.

The replacement supermarket is to be provided in the eastern part of the Site. The size and
specification of the store has been set by Morrisons, the intended operator. The size of the
supermarket is similar to the existing store ensuring that it will function in a similar manner as the
existing store (including number of lines and ability to undertake a ‘main food’ shop). We note that the
site allocation does not specify a minimum or maximum size for the replacement foodstore.

We note that the operator does not intend to use the store for the fulfiiment of on-line orders for
home deliveries.

The retail and other main town centre uses are in accordance with an up-to-date development plan
and therefore neither impact nor sequential site assessments are required (for the purposes of NPPF
paras 91-95 and corresponding London Plan/Local Plan policies).

The ‘fixed’ component of the workspace is to be provided in Block D. We note that the Site does not
contain any existing employment (B-class) uses therefore Local Plan Policy P30 does not apply.

The flexible retail, leisure and commercial floorspace is to be provided at the ground floor of Buildings
as set out in Table 9.6 below.
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Table 9.6 Distribution of Flexible Retail, Leisure and Commercial Floorspace

Building GIA m?

Building A 427.3
Building B 425.5
Building C 3924
Building E 341.0
Building F 207.5
Building G 276.2
Building H 244.2
Building J1 125.3
Building K 1,259.4
Building L 16.5
Building N 97.4
Total 3,812.7

The aim of the Application is to replace the supermarket and increase the amount of floorspace in Main
Town Centre use (+944sgm), but to diversify this beyond just retail. This diversification is considered
necessary to deliver the objectives of the site allocation and broader framework of town centre
planning policies. This flexibility also responds to retail trends that have emerged since the London
Plan/Southwark Plan were adopted, while also taking account of commercial advice and feedback from
the public. Refer to Appendix | for further details. The updated strategy at Appendix | has been
informed by commercial advice (CF Commercial) to ensure that the mix of use classes and mix of
different unit sizes are suited to the market and the aim of attracting a range of different types of
occupiers/retailers of different sizes, ensuring that the existing retail function of the Site is retained.

We note that all of the existing shopfronts (excluding the petrol filling station) are within the town centre
boundary (primary shopping area) and therefore Local Plan Policy P38 (Protected Shopfronts) does not

apply.

The non-residential strategy for the Site seeks to deliver planning policy objectives, while having due
regard to evidence regarding retail trends that have emerged since the London Plan and Southwark
Plan were prepared; commercial advice; and feedback from the local community and other
stakeholders. The objective being to ensure the proposals are deliverable and make the optimum
contribution to the vitality and viability of the town centre.

Overall, the Main Town Centre Use element of the Proposed Development is consistent with the
requirements of the site allocation (except where justified by material considerations); London Plan
policies SD6 and SD7; and Southwark Plan policies AV.14, ST2, P35, P37 and therefore considered
acceptable.

Affordable Workspace (updated)

Refer to Planning Statement (document ref. AC0O4) which demonstrates compliance with Local Plan
Policy P31.
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9.75
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9.78
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9.81

9.82

9.83

9.84

9.85

We note that there is no policy requirement to provide a marketing strategy for the use and
occupation of employment floorspace to demonstrate how it will meet current market demand (A
query raised by LBS Policy).

We understand from pre-application advice from LBS Officers that Policy P31 (part 2) does not apply
to retail.

Small Shops (updated)

The approach to small shop provision remains as described in the Planning Statement (document ref.
AC04) which demonstrates accordance with Local Plan Policy P32,

The mix of non-residential uses is purposely flexible. At this time the overall quantum and location of
retail floorspace is not yet fixed. It is however intended that 10% of floorspace in retail use (excluding
supermarket floorspace) comprises small shops. The provision of small shops is anticipated to be
secured through a legal obligation or suitably worded planning condition.

Section 5.8 of the updated DAS (document ref. ACO2A) provides an illustrative masterplan which sets
out where the small shops could be located.

The Business Relocation Strategy (document ref. ACO5 and ACO5A) considers the provision of suitable
alternative space for existing small shops, to include consideration of affordability (noting that local
plan policies do not require the provision of affordable retail).

Business Relocation Strategy (updated)

Refer to Planning Statement (document ref. AC04) which demonstrates accordance with Local Plan
Policy P33.

An addendum to the Business Relocation Strategy (document ref. ACO5A) has been prepared which
provides responses to queries raised by the Council regarding the Business Relocation strategy
(document ref. AC05).

Active Frontages

Refer to Planning Statement (document ref. AC04).
Other (Public Toilets, Seating, Drinking Fountains)
Refer to Planning Statement (document ref. AC04)
(vi) Design

This topic should be read in conjunction with the Planning Statement (document ref. AC04) and the
updated DAS (document ref. AC02A). The DAS Addendum provides additional details in response to
comments raised by the GLA and Historic England regarding design and heritage matters, as well as
queries raised in post submission discussions with LBS Design Officers.

Approach

Refer to Planning Statement (document ref. AC04).
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9.92

9.93

9.94

9.95

9.96
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Form and Layout

Refer to Planning Statement (document ref. AC04).

Tall Buildings

Refer to Planning Statement (document ref. AC04).

Quality and Character

Refer to Planning Statement (document ref. AC04).

Experience

Refer to Planning Statement (document ref. AC04).

Density (updated)

The resultant density of the Proposed Development (as amended) is as follows:

- 321 units per hectare; and
- 1,045 habitable rooms per hectare

Agent of Change (updated)

The existing neighbouring bus station use is a generator of noise (from buses and passengers),
vibration (from buses), and emission of pollutants (from buses). The Proposed Development will be an
‘agent of change' as it will introduce residential uses (a sensitive receptor) into this existing established
environment.

Refer to Planning Statement (document AC04) for policy context.

Assessment (updated)

The principle of residential uses on the Site is established by the site allocation.

Noise and vibration matters have been considered as part of the EIA as reported in Section 9 of the ES
(document ref. AC18) and associated addendum (document ref. AC18A).

An environmental noise survey was undertaken at the Site in 2022 and included specific consideration
of the bus station. Based on the survey results and 3D noise modelling, appropriate target internal
noise levels have been proposed (in the ES) and are achievable using conventional mitigation measures,
including the following:

- Use of suitably specified glazing;
- Acoustically attenuated ventilation; and
- Appropriate thermal design.

It is anticipated that the above would be secured by condition.

Air Quality matters have also been considered as part of the EIA. Refer to Section 8 of the ES
(document ref. AC18) and associate addendum (document ref. AC18A).
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9.104

9.105

9.106

9.107

9.108

A three-month monitoring survey was undertaken in 2022 using passive diffusion tubes at six
locations around the site boundary, with three of them being between Peckham Bus Station and the
Proposed Development. The results showed that the highest measured concentration, from these
three locations, was 29.0 yg/m3 measured. This concentration is well below the annual mean
nitrogen dioxide objective (40 pg/m3). In addition, the closest building facade (Building L) of the
Proposed Development to the Peckham Bus Station is approximately 7.5m away, compared to this
monitoring site that was located 4.5m away, and relevant exposure (i.e. sensitive receptors to the
objectives) starts at first floor and above.

The ES Addendum (document ref. AC18A) concludes that given the monitoring site measuring a
concentration well below the air quality objective and the relative distances to Peckham Bus Station, it
is highly unlikely that there will be an exceedance observed at the facades of the scheme adjacent to
the bus station and future residents are expected to experience acceptable air quality.

As noted above, the principle of residential uses is established by the site allocation. On the basis that
future residents are expected to experience acceptable air quality and noise levels, there should be
no nuisance based incompatibility with the existing bus station use. As such it is considered that the
Proposed Development accords with the Agent of Change principle.

Public Realm

Refer to Planning Statement (document ref. AC04).
Function

Refer to Planning Statement (document ref. AC04).
Character

Refer to Planning Statement (document ref. AC04).

Interaction with Design of Buildings

Refer to Planning Statement (document ref. AC04).

Pedestrian/Cyclist Connectivity (updated)

Refer to Planning Statement (document ref. AC04).

Inclusivity

Refer to Planning Statement (document ref. AC04).
Lighting

Refer to Planning Statement (document ref. AC04).

Environmental Conditions

Refer to Planning Statement (document ref. AC04).

December 2024 Page 34



The Aylesham Centre Planning Statement Addendum

9.109
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9.114

9.115

9.116

9.117

9.118

9.119
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Trees

This should be read in conjunction with the Planning Statement (document ref. AC04); the updated DAS
(document ref. ACO2A); and the updated Arboricultural Impact Assessment (including tree survey)
(document ref. AC21A). The updated DAS provides details of additional species of planting proposed
and an additional landscape drawing has been prepared in relation to tree pit and trenches details
(drawing ref. P21673-00-001-GIL-0140 rev P0O1) to respond to comments received from the London
Borough of Southwark’s Urban Forrester.

Sustainability and Climate change
Refer to Planning Statement (document ref. AC04).
Safety and Security

Refer to Planning Statement (document ref. ACO4). The Metropolitan Police Service has requested
conditions relating to Secure by Design accreditation which the Applicant is willing to consider.

Accessibility and Inclusive Design

Refer to Planning Statement (document ref. AC04).
(vii) Heritage (and Townscape)
Refer to Planning Statement (document ref. AC04).

An addendum to the Heritage Townscape and Visual Impact Assessment (as part of the ES Addendum
(document ref. AC18A) has been prepared to account for the amendments to the Application. This
confirms that the amendments to the Application do not alter the findings of the original assessment
(as reported in the July 2024 ES).

The HTVIA also provides responses to comments received from Historic England, GLA, and London
Borough of Lambeth (as neighbouring authority) on the Application.

It also provides responses to queries raised by LUC (the Council's independent consultant appointed to
review the ES).

(viii) Transport, Access and Servicing

Refer to Planning Statement (document ref. AC04).

An addendum to the Transport Assessment (TA) (document ref. ACO6A) has been prepared to account
for the amendments to the Application. It demonstrates that the amendments do not have a material
impact on conclusions set out in the Transport Assessment (document ref. AC06).

The TA Addendum also provides additional information in response to comments received from GLA,
TFL and LBS on the Application.

Car Parking
Refer to Planning Statement (document ref. AC04).

Cycle Parking
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9.123

9.124

9.125

9.126

Refer to Planning Statement (document ref. AC04).

The amendments to the Proposed Development include minor changes to the amounts of cycle parking
which are to be provided at London Plan Policy T5 compliant levels. Table 9.7 and 9.8 provide
breakdowns of long and short stay cycle parking spaces:

Table 9.7 Long stay cycle parking provision based on proposed use

Use No. of spaces
Residential (Use Class C3) 1,520
Supermarket (Use Class E(a)) 26

Flexible retail, leisure and commercial (Use Class E/Sui Generis) (exl. Supermarket) 24
Workspace (Use Class E(g)) 44

Total 1,614

Table 9.8 Long stay cycle parking provision based on proposed use

Use No. of spaces
Residential (Use Class C3) 44
Supermarket (Use Class E(a)) 63

Flexible retail, leisure and commercial (Use Class E/Sui Generis) (exl. Supermarket) 143

Workspace (Use Class E(g)) 7

Total 257

All other matters relating to cycle parking, including type, location, layout and access, remain as
described in the Planning Statement (AC04).

Waste Management

Updated details regarding refuse stores and further details regarding waste management are provided
in the updated DAS (document ref. AC02A), TA Addendum (document ref. ACO6A) and the updated
Operational Waste and Recycling Management Strategy (document ref. AC12A) to account for the
amended proposals and to respond to queries raised by the LBS Waste Management team.

(ixX) Technical and Environmental Matters
Daylight, Sunlight & Overshadowing
Refer to Planning Statement (document ref. AC04).

An addendum to Chapter 10 of the ES is provided as part of the ES Addendum (document ref. AC18A).
This confirms that the amendments to the Application do not alter the findings of the original
assessment reported in the July 2024 ES (document ref. AC18). It also provides responses to queries
raised by LUC (the Council's independent consultant appointed to review the ES).
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9.128

9.129

9.130
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9.134

9.135

9.136

9.137

Wind Microclimate
Refer to Planning Statement (document ref. AC04).

An addendum to Chapter 11 of the ES is provided as part of the ES Addendum (document ref. AC18A).
This confirms that the amendments to the Application do not alter the findings of the original
assessment reported in the July 2024 ES (document AC18). It also provides responses to queries raised
by LUC (the Council's independent consultant appointed to review the ES).

Fire Strategy

Refer to Planning Statement (document ref. ACO4) and the updated Fire Statement and Strategy
(document ref. AC13A).

As building M exceeds 50m in height a Qualitative Design Review has been prepared and is appended
to the updated Fire Statement and Strategy along with the updated Gateway 1 Fire Statement.

Overheating

Refer to Planning Statement (document ref. AC04) and the updated Energy Statement and Overheating
Assessment (document ref. ACO7A). The Council's Environmental Protection team has requested a
condition relating to overheating (an updated assessment) which the Applicant is willing to consider.

Basement Impact Assessment

Refer to Planning Statement (document ref. AC04). The amendments to the Application have no effect
on this.

Biodiversity/Ecology

Refer to Planning Statement (document ref. AC04) and the updated Preliminary Ecological Appraisal
(document ref. AC22A).

This confirms that the conclusions described under the Preliminary Ecology Appraisal (document ref.
AC22) and summarised in the Planning Statement (document ref. AC04) stand true following the
proposed revisions to the development proposals. It notes that no evidence of bats was found during
the external assessment, and the Site offers limited opportunities for bat commuting or foraging due
to its urban setting, high lighting levels, and sparse vegetation. Additionally, no black redstarts have
been recorded within 1 km in the past 10 years, and the Site provides negligible potential for nesting
black redstarts or peregrine falcons.

In addition, as noted under the Planning Statement (document ref. AC04), multiple enhancement
measures have been suggested to boost biodiversity, as set out within the Landscape Strategy
appended to the updated DAS (document ref. AC02A) including intensive planting comprising a range
of native grasses and flowering plants that provide habitat for birds and invertebrates.

An updated Biodiversity Net Gain Assessment (document ref. AC23A) has been prepared to quantify
the overall effects of the Proposed Development on biodiversity. It demonstrates that the Proposed
Development is predicted to result in a net gain of 106.11% for area-based habitat units.

As set out within Section 6 of the DAS (document ref ACO2 rev 1), the Proposed landscaping scheme
has been tested against the GLA's Urban Greening Factor index and achieves a score of 0.38, which is
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9.145

9.146
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just below the target score of 0.40 for residential developments, which is due to the significant
constraints of the Site including on site servicing, playspace, cycle parking requirements as well as
limitations associated with the Site’s town centre location.

Energy & Sustainability
Refer to Planning Statement (document ref. AC04).

Comments have been received from the GLA in response to the proposed energy strategy (document
ref. ACO7). A response was issued to LBS officers on 18" November 2024. Comments have also been
received from the Council's Policy team.

An updated Energy Strategy (document ref. ACO7A) has been prepared to account for the changes to
the Application and to account for these comments. Notwithstanding this, the approach to Energy and
carbon reduction at the Site remains as described under the Planning Statement (document ref. AC04).

The updated Energy Strategy (document ref. ACO7A) demonstrates that through the adoption of best
practice energy reduction measures, the Proposed Development will achieve a 65% on-site C02
reduction over Part L 2021 for the residential floorspace and 35% on-site C02 reduction over Part L
2021 for the non-residential floorspace. In accordance with London Plan Policy S12 and SP Policy P70,
the shortfall in carbon emissions to meet net-zero will be met with an off-site payment in-lieu.

An updated Sustainability Statement (document ref. ACO8A) has also been prepared. The updated
Sustainability Statement identifies and responds to sustainability policy before outlining the measures
undertaken to achieve BREEAM ‘Excellent’ rating for the proposed non-residential uses. The statement
concludes that the Proposed Development complies with London Plan and Southwark sustainability
policies.

The updated Whole Life Cycle Carbon Emissions Assessment (document ref. ACO9A) demonstrates that
the embodied carbon of the scheme for stages A1-A5 is 556 kgC02/m2. The embodied carbon of the
scheme for stages B-C (excluding B6 and B7) is 310 kgCo2/m2, therefore the Proposed Development
performs significantly better than the GLA baseline benchmark and only slightly outside the
aspirational benchmark range for Stages A1-A5 and B-C.

As set out in the updated Circular Economy Statement and associated technical pro-formas (document
ref. AC10A), the Proposed Development will seek to minimise waste during construction and operation
as required under London Plan Policy SI7. This includes diverting a minimum of 95% demolition and
construction waste from landfill, a target of 65% (residential and 75% (commercial) recycling for
municipal waste by 2030 and target of 22% of the materials to be reused or recycled.

Air Quality
Refer to Planning Statement (document ref. AC04).

An addendum to Chapter 8 of the ES is provided as part of the ES Addendum (document ref. AC18A).
This confirms that the amendments to the Application do not alter the findings of the original
assessment reported in the July 2024 ES (document ref. AC18). It also provides responses to queries
raised by LUC (the Council's independent consultant appointed to review the ES), LBS Environmental
Protection Officers, GLA and TFL.

The Council's Environmental Protection Team has requested conditions relating to air quality and
odour, which the Applicant is willing to consider.
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Noise and Vibration
Refer to Planning Statement (document ref. AC04).

An addendum to Chapter 9 of the ES is provided as part of the ES Addendum (document ref. AC18A).
This confirms that the amendments to the Application do not alter the findings of the original
assessment reported in the July 2024 ES (document ref. AC18). It also provides responses to queries
raised by TFL. We note that LUC (the Council's independent consultant appointed to review the ES)
raised no comments on the noise and vibration section of the ES.

The Council's Environmental Protection team have requested conditions in respect to: residential
internal noise levels; vertical noise transmission; external noise levels in private amenity areas; plant
noise; servicing hours; predicted noise levels; construction phase noise impact assessment. The
Applicant is willing to consider these.

Archaeology
Refer to Planning Statement (document ref. AC04).

As set out in the ES Addendum (document ref. AC18A), the conclusions of ES Chapter 12 (document ref.
AC18) remain applicable to the Proposed Development (as amended). The ES addendum also provides
responses to queries raised by LUC (the Council's independent advisors) and the LBS Archaeology
Advisor.

Post-submission comments from the LBS Archaeology Officer have queried when the Applicant intends
to undertake archaeological survey work at the Site. The intention is to undertake these works post-
planning on the grounds that the Site is not expected to have archaeological remains that may merit
preservation in-situ or be of such significance to influence the scheme for which planning permission
is being sought. Although it was envisaged that the Phase 1 geotechnical investigations to be
archaeologically monitored would take place during the determination period of the planning
application in order to clarify level of past truncation and the presence and depth of survival of deposits
of archaeological interests, it is now proposed that this work will be carried out post consent.

Ground Conditions and Land Contamination
Refer to Planning Statement (document ref. AC04).

As set out in the ES Addendum (document ref. AC18A), the conclusions of ES Chapter 13 (document ref.
AC18) remain applicable to the Proposed Development. The ES Addendum also provides responses to
queries raised by LUC (the Council's independent consultant appointed to review the ES).

The Council's Environmental Protection team have requested conditions in respect to land
contamination (phase 2 investigation and monitoring/remediation as necessary). The Applicant is
willing to consider these.

Flood Risk and Drainage
Refer to Planning Statement (document ref. AC04).

An updated Flood Risk Assessment Addendum (document ref. AC19A) has been prepared in response
to comments from the LLFA and LBS. It continues to conclude that the Proposed Development will be
safe and would not increase flood risk elsewhere.
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An updated Drainage Impact Assessment (document ref. AC24A) has been prepared which responds
to comments received from the LLFA. In accordance with London and Southwark Plans, the greenfield
run-off will be restricted to 6.3 I/s split between two outfalls to the west and north-west of the Site. To
achieve run-off restrictions green/blue roof and below ground geocellular storage are the proposed
primary attenuation measures. Rain gardens/bioretention systems, permeable paving and ground
infiltration are being explored as secondary drainage management measures.

The proposed peak foul water flow rates have been submitted to Thames Water who have confirmed
that their network has capacity for the Proposed Development peak discharge rate.

We note that the Environment Agency does not object to the Application.
Asbestos

The Council's Environmental Protection team has requested a condition in respect to asbestos
management (the CEMP to include full details of any asbestos removal). The Applicant is willing to
consider this.

Demolition and Construction Environmental Management Plan

An addendum to the Demolition and Construction Environmental Management Plan (document ref.
AC11A) is submitted. This includes responses to comments raised by Network Development
Construction Management Plans.

Utilities

UKPN has advised in its consultation response that access to the existing substation should not be
affected by building works. The Applicant is willing to consider a condition to secure this.

Equalities

An updated Equalities Impact Assessment (document ref. AC16A) is submitted, This includes
responses to queries raised by LBS.
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10. Planning Obligations and Community Infrastructure Levey

10.1  The Planning Obligations and Community Infrastructure Levy position remains as described under
Section 10 of the Planning Statement (July 2024) (document ref. AC04), which includes proposed
headlines of planning obligations.

10.2  The following additional s.106 obligations are proposed in response to consultee comments received
following the submission of the Application:

- CCTV (financial contribution)
- Small shops

- Local Procurement
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Summary and Conclusion

Refer to Planning Statement (document ref. AC04).

For the reasons set out in the Planning Statement (document ref. ACO4) and this addendum, the
Proposed Development (as amended) remains clearly in accordance with the Development Plan
affecting the Site including the delivery of the specific requirements of site allocation ref. NSP74. There
are no obvious material considerations as to why a decision should be made other than in accordance
with the development plan. Therefore, in accordance with the presumption in favour of sustainable
development set out in paragraph 11 of the NPPF, the Application should be approved without delay.

The granting of planning permission will enable the aims and objectives of the development plan to be
achieved, which will in turn deliver the overarching purpose of the planning system which is to
contribute to the achievement of sustainable development. The delivery of public policy in this way
ensures that the development will generate substantial positive benefits and social value to the pubilic,
particularly existing and future residents of Peckham and LBS.

The public benefits are as set out in Section 2 of this Statement, and repeated below for ease of
reference:

- Place-making: Replacement of poor-quality buildings and a surface car park with a much higher
quality ‘place’ comprising:

o Aseries of distinctive new buildings that:
» are designed to complement the existing character of Peckham in terms of their
architecture and materials;
» make an efficient and effective use of land in a highly accessible location;
» are constructed using materials recycled from the existing demolished buildings
(where possible); and
» are specified to be net zero carbon once operational.

o 1.02ha of new public realm which:

* s intended to be accessible to all and welcoming to all;

» includes a range of areas for sitting/relaxing, areas for children to play, and spaces
for events, which engage with active uses at the ground floors of the buildings;

» incorporates significant ‘greening’ including street trees and lawns (complemented
by green roofs), which will contribute to the achievement of a bio-diversity net gain
of 106.11%, an Urban Greening Factor of 0.38, and improvements to local air
quality; and

» provides improved pedestrian and cyclist connectivity.

- Homes: Provision of 867 new homes to meet the needs of Londoners, of which:

o aminimum of 77 will be affordable (12% by habitable room), of which 50 (all social rent) will
be provided within Phase 1;

o there will be a mix of sizes and types to meet a broad range of housing needs, including 525
(61%) which will be 2 bedrooms or larger;
10% (by habitable room) will be wheelchair accessible or adaptable;
72% will be dual aspect; and
All will be tenure blind; energy efficient; fire safe; have access to private and communal
outdoor amenity space; have access to children’s playspace; meet minimum size standards;
receive good levels of daylight/ sunlight; and will provide residents with appropriate privacy.
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- Town Centre Vitality and Viability: Boost Peckham Town Centre by:

o securing a major supermarket operator (Morrisons) for the long term, in a new high quality
designed store (including the ability to continue trading during the construction stage);

o providing new fit-for-purpose units for a range of retailers and leisure operators (including
smaller units) to complement the existing businesses, and which are sufficiently flexible to
adapt to changes in future occupier demand.
providing workspace suitable for a range of office, workshop, and studio occupiers; and
increasing town centre expenditure levels as a consequence of the new resident population
and employees working in the new workspace by approx. £15 million annually.

- Jobs/Training: Creation of an estimated 271 construction stage jobs; and accommodation to
support an estimated 510 to 660 operational stage jobs, which is an increase in the context of the
existing employment (410-550). In addition to this, the Applicant has committed to provide skills
and training opportunities that benefit the local community, including: paid internships;
educational partnerships to enable young people to access higher skilled jobs; local procurement;
and town centre partnerships to support local businesses.
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AVISON
YOUNG

Aylesham Centre

Updated Retail/Main Town Centre Use Strategy
December 2024.

Forward

This is an updated version of the Retail/Main Town Centre Use Strategy enclosed at Appendix Il of the
Planning Statement (document ref. AC04) submitted in support of planning application ref. 24/AP/2074.

The purpose of the update is to reconcile the strategy with minor amendments to the planning application,
which include revisions to the retail/main town centre use floor areas. The conclusions as set out within the
strategy remain unchanged.
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Aylesham Centre - Retail/Main Town Centre Use Strategy

1.

1.1

1.2

1.3

Introduction

The purpose of this Report is to set out the proposed strategy to satisfy retail and main town centre
use policy matters for the Aylesham Centre masterplan.

The Report is structured as follows:

Section 2 provides factual information about the existing site (including the quantum of existing
retail floorspace);

Section 3 summarises relevant planning policy context (NPPF, London Plan, Southwark Plan);

Section 4 considers the findings of the evidence base that informed the retail/town centre
policies in the London Plan and new Southwark Plan;

Section 5 provides an overview of national retail/town centre trends;

Section 6 sets out the headlines of commercial advice (2022) regarding the retail/town centre use
components of the masterplan (the full report is appended);

Section 7 outlines the specific requirements of Morrisons (the operator of the existing and
proposed replacement supermarket); and

Section 8 sets out the proposed strategy.

The following are attached as appendices:

Appendix | - Measurement Report (Michael Gallie & Partners - April 2022)
Appendix Il - Stage 1 Report (CF Commercial - 25 May 2022)

Appendix Il - Update Report (CF Commercial - 20 March 2024)
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2.

2.1

2.2

2.3

2.4

2.5

The Site

The Site accommodates the Aylesham Centre alongside an associated surface car park (353 spaces),
service yard, and petrol filling station.

Layout

The Aylesham Centre comprises 11 retail units fronting on to Rye Lane with additional eight retail
units within a covered mall, including a supermarket operated by Morrisons. It extends across two
floors. The ground floor comprises floorspace in use as Class E(a) retail, Class E(b) food and drink, or
other Sui Generis commercial uses (eg. betting shop and Market Place). The first floor is ancillary to
the ground floor units (e.g. back of house, storage etc).

A site plan showing the redline boundary of the Site and the composition of the existing Aylesham
Centre (in terms of its sub-division) is shown below in Figure 2.1 (source: Goad and Avison Young May
2024).

avod TIIYuIHNON

Nor

Figure 2.1 - Site Plan

Existing Floorspace (Uses and Occupiers)

As per Planning for Town Centres: Practice guidance on need, impact and the sequential approach (Dec.
2009), the National Retail Planning Forum (NRPF) defines ‘Net Sales Area’ as follows:

The area within the walls of the shop or store to which the public has access or from which sales are made,
including display areas, fitting rooms, checkouts, the area in front of checkouts, serving counters and the
area behind used by serving staff, areas occupied by retail concessionaires, customer services areas, and
internal lobbies in which goods are displayed, but not including cafes and customer toilets.

For food stores, an alternative definition of ‘Net Retail Sales Area’ has been put forward by the
Competition Commission and is supported by the majority of major food store operators. This is as
follows:
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The sales area within a building (i.e. all internal areas accessible to the customer), but excluding checkouts,
lobbies, concessions, restaurants, customer toilets and walkways behind the checkouts.

2.6 For retail planning purposes, the main consideration is to ensure that comparisons of floorspace are
on a like for like basis. For the purposes of our assessment, we have utilised the NRPF definition.

2.7 A full Measurement Survey of the existing site has been undertaken by Michael Gallie & Partners
which is included at Appendix I. This includes Net Internal Area (NIA), Gross Internal Area (GIA) and
Net Sales Area (NSA) figures. The figures presented do not include the existing petrol station
floorspace or the internal atrium mall floorspace as it is not considered to be retail sales area. Also,
the existing basement is not utilised and has headroom of less than 1.5m, therefore has also been
excluded within the existing area calculations in accordance with the RICS Code of Measuring Practice
(5t Edition). The results of this survey are set out in Table 2.1, below, and summarised as follows:

- Total NIA: 9,546.5sqm
- Total GIA: 10,084.9sqm (of which 8,532.1sqm is in use class E(a))
- Total NSA: 6,088.2sqm (of which 5,200.8sqm is in use class E(a))

Table 2.1 - Existing NIA, GIA and NSA (sqm)

Unic IR First Floor

Occupier
No. GIA ‘ NSA NIA GIA ‘ NSA ‘
2 Duses Shoes E(a) 164.4 169.5 105.4 0 0 0
2A Nandos E(b) 287.6 305.2 201.6 111.5 151.7 0
3 Vacant E(a) 87.3 92 88 75.4 92.6 0
4 Cardfactory E(a) 70.3 80 70.4 75.1 94.6 0
5 Poundland E(a) 541 556.5 507.2 175.8 192.3 0
6 JD Sports E(a) 301.4 312 293.9 282.1 298.9 0
7 EE E(a) 132.2 137.8 75.9 75 94.1 0
8 Greggs E(b) 119.5 131.6 65.8 74.3 92.4 0
9 Holland & Barrett E(a) 125.3 136.7 115.6 80.2 96.1 0
10 Market Place Peckham SG 511.5 519.6 519.6 169.1 192.8 0
11 Ladbrokes SG 86.8 91.5 56.6 0 0 0
1T1A Wing Tai E(a) 125.4 127.8 105.1 165.8 1721 0
12 Clarks E(a) 287.5 295.9 182.3 0 0 0
14 Pak Butchers E(a) 135.4 141 104.8 0 0 0
15 Vacant E(a) 125.7 133 86.5 0 0 0
15A Consultation Hub* SG 60.3 68 43.8 0 0 0
15B Just For You Fashion E(a) 79.2 82.9 49,9 0 0 0
16 Factory Outlet E(a) 90.7 93 73.2 0 0 0
17 Image E(a) 153.7 157.6 1121 0 0 0
18 Morrisons E(a) 4561.4 4711 3230.5 215.6 264.7 0
TOTAL 8046.6 8342.6 6088.2 1499.9 1742.3 0
9546.5 10084.9 6088.2

*Temporary planning permission. The use will revert to E(a) once this expires.
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2.8 It should be noted that within the Measurement Report contained at Appendix | of this Strategy, it has
incorrectly identified the Consultation Hub to be located at Unit15B and Just For You Fashion at 15A,
this is incorrect, the unit numbers as set out within the above table are correct.

2.9 In addition to the existing retail units, there are ten traders who operate from hand carts within the
internal mall/atrium. Table 3.3 below provides number of hand carts and occupiers.

Table 2.2 Existing Retail Hand Carts Operating within the Internal Mall/Atrium

Cart No. ‘ Occupier ‘

1 Ice Cream and Popcorn Vendor

Scented Oils and Perfumes

Eyebrow Threading and Waxing Services

African Textiles and Accessories

Woman'’s Lingerie and Accessories

Children'’s Clothes and Costume Jewels

Chinese Medicine's and Remedies

Mobile Phone Accessories and Repairs

O (00 (N[ (v b~ |[W|[N

African Fabric Sales, Repair and Dress Making

-
o

Luggage Bags and Accessories

Primary Retail Frontage

2.10  Based on utilising Southwark’s online mapping tool and OS map data, we have estimated that the
total length of retail frontage along Rye Lane and within the mall totals 271m as shown below in
Figure 2.2:

PECKHAM i Protected Shopping
b Frontage Length (m)
A 44m
B _Sim 1
2 C 55m
208 D 11m
E 18m
F 7m
G 44m
H 9m ol
2 | 27m
'é J 5m
(2| TOTAL 271m

Car Park

sueeiY

Figure 2.2 —-Existing Primary Retail Frontage
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2.1

2.12

3.1

3.2

33

34

Small Shops

As demonstrated by Table 2.1, there is only one existing unit that extends to less than 80sgm (GIA)
(the Southwark Plan definition of a Small Shop). This is currently occupied by the Applicant and is
used as a consultation hub (Sui Generis use) via a temporary planning permission. The use will revert
to retail (E(a)) once this expires.

In addition to the existing small retail unit referenced above, there is also ten traders, as set out in
table 2.2, operating from hand carts within the internal mall atrium.

Planning Policy Framework

National Planning Policy Framework (2023)

At the heart of the NPPF is a presumption in favour of sustainable development. Paragraph 8 details
that sustainable development has three overarching objectives, economic, social and environmental,
which are interdependent and mutually supportive of one another.

Paragraph 20 requires that for plan-making Local Authorities should set out strategic policies that set
out an overall strategy for the pattern, scale and quality of places, and make sufficient provision for
amongst other things sufficient retail provision.

Paragraph 90 stipulates that planning policies and decisions should support the role that town
centres play at the heart of local communities, by taking a positive approach to their growth,
management and adaptations. Further it states planning policies should:

a) “define a network and hierarchy of town centres and promote their long-term vitality and viability -
by allowing them to grow and diversify in a way that can respond to rapid changes in the retail and
leisure industries, allows a suitable mix of uses (including housing) and reflects their distinctive
characters;

b) define the extent of town centres and primary shopping areas, and make clear the range of uses
permitted in such locations, as part of a positive strategy for the future of each centre;

¢) retain and enhance existing markets and, where appropriate, re-introduce or create new ones;

d) allocate a range of suitable sites in town centres to meet the scale and type of development likely to
be needed, looking at least ten years ahead. Meeting anticipated needs for retail, leisure, office and
other main town centre uses over this period should not be compromised by limited site
availability, so town centre boundaries should be kept under review where necessary;

e) where suitable and viable town centre sites are not available for main town centre uses, allocate
appropriate edge of centre sites that are well connected to the town centre. If sufficient edge of
centre sites cannot be identified, policies should explain how identified needs can be met in other
accessible locations that are well connected to the town centre; and

f) recognise that residential development often plays an important role in ensuring the vitality of
centres and encourage residential development on appropriate sites.”

The NPPF defines ‘main town centre uses’ as:

“Retail development (including warehouse clubs and factory outlet centres); leisure, entertainment and
more intensive sport and recreation uses (including cinemas, restaurants, drive-through restaurants, bars
and pubs, nightclubs, casinos, health and fitness centres, indoor bowling centres and bingo halls); offices;
and arts, culture and tourism development (including theatres, museums, galleries and concert halls, hotels
and conference facilities).”
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35

3.6

3.7

3.8

London Plan (2021)

The London Plan includes a number of relevant policies in relation to retail planning and town
centres, including Policy SD6 (Town centres and high streets), Policy SD7 (Town centres:
development principles and Development Plan Documents), and Policy E9 (Retail, markets, and hot
food takeaways).

The relevant parts of Policy SD6 states:

“Part A 1): The vitality and viability of London’s varied town centres should be promoted and enhanced by
encouraging strong, resilient, accessible and inclusive hubs with a diverse range of uses that meet the needs
of Londoners, including main town centre uses, night-time economy, civic, community, social and residential
uses.

Part B: The adaptation and diversification of town centres should be supported in response to the
challenges and opportunities presented by multi-channel shopping and changes in technology and
consumer behaviour, including improved management of servicing and deliveries.

Part F: The management of vibrant daytime, evening and night-time activities should be promoted to
enhance town centre vitality and viability, having regard to the role of individual centres in the night-time
economy (see Figure 7.6 and Table A1.1) and supporting the development of cultural uses and activity.

Part I: The varied role of London’s high streets should be supported and enhanced.

Part J: The provision of social infrastructure should be enhanced, particularly where it is necessary to
support identified need from town centre and local residents, and facilities should be located in places that
maximise footfall to surrounding town centre uses.

Part K: Safety and security should be improved, and active street frontages should be secured in new
development, including where there are ground floor residential frontages.”

Part D of Policy SD7 states:

“Development proposals should:

1) ensure that commercial floorspace relates to the size and the role and function of a town centre and its
catchment;

2) ensure that commercial space is appropriately located having regard to Part A and B above, and is fit
for purpose, with at least basic fit-out and not compromised in terms of layout, street frontage, floor to
ceiling heights and servicing;

3) support efficient delivery and servicing in town centres including the provision of collection points for
business deliveries in a way that minimises negative impacts on the environment, public realm, the
safety of all road users, and the amenity of neighbouring residents; and

4) support the diversity of town centres by providing a range of commercial unit sizes, particularly on
larger-scale developments.”

Part C of Policy E9 states:
“Development Plans and development proposals should:

1) bring forward capacity for additional comparison goods retailing particularly in International,
Metropolitan and Major town centres;

2) support convenience retail in all town centres, and particularly in District, Local and Neighbourhood
centres, to secure inclusive neighbourhoods and a sustainable pattern of provision where there is less
need to travel;
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3.9

3.10

3.1

3.12

3) provide a policy framework to enhance local and neighbourhood shopping facilities and prevent the
loss of retail and related facilities that provide essential convenience and specialist shopping;

4) identify areas under-served in local convenience shopping and related services and support additional
facilities to serve existing or new residential communities in line with town centre Policy SD7 Town
centres: development principles and Development Plan Documents;

5) support London’s markets in their full variety, including street markets, covered markets, specialist and
farmers’ markets, complementing other measures to improve their management, enhance their offer
and contribute to local identity and the vitality of town centres and the Central Activities Zone [...J; and

6) [..] manage clusters of retail and associated uses having regard to their positive and negative impacts
on the objectives, policies and priorities of the London Plan including:

a. town centre vitality, viability and diversity;

sustainability and accessibility;

place-making or local identity;

community safety or security; and

mental and physical health and wellbeing.”

can T

LB Southwark Plan (2022)

Strategic Policy

As a starting point, Southwark Plan Policy AV.14 (Peckham Area Vision) references that Peckham from
a town centre/retail perspective is:

“A lively town centre providing a range of daytime and night time activities on Rye Lane including a library, a
leisure centre, cinema, market traders and many independent retailers which specialise in West African
g£oods.”

Policy AV.14 further states that “Development in Peckham should:

Complement and improve the town centre with more large and small shops, market stalls, and
entertainment, cultural, community and leisure spaces alongside new employment space for small and
medium enterprises including start-ups” and

“Site allocations in the Peckham Action Area will provide around 1,400 new homes, around 22,200sqm
(gross) retail, community and leisure floorspace and around 19,000sqm (gross) employment space. There
are also many smaller development sites that could accommodate new homes and new employment space.
Peckham Major Town Centre will deliver around 7,000sqm (net) new retail floorspace.”

Policy ST2 (Southwark’s Places) sets out the spatial strategy for the borough. Supporting Table A states
that within the Peckham Area Vision area, it is envisioned that retail, leisure and community uses (not
including health or education use) floorspace provision will total 23,281sgm, which represents a net
uplift of 7,139sgm. Furthermore, Policy ST2 envisions a total provision of 19,089sgm of office
floorspace, which represents a net uplift of 15,378sgm.

Policy Designations

The Aylesham Centre is subject to the following relevant policy designations:
- Major Town Centre (Peckham);
- Protected Shopping Frontage (along Rye Lane and within Aylesham Centre);
- Peckham and Nunhead Action Area; and
- Peckham Action Area Core.
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3.13

3.14

3.15

3.16

3.17

3.18

3.19

Site Allocation

The Site is allocated for development, reference NSP74 (Aylesham Centre and Peckham Bus Station),
which states (insofar as is relevant to retail/town centre use matters) that:

“Redevelopment of the site must:
- Retain the supermarket use (E(a));
- Provide at least the amount of retail floorspace currently on the site;
- Provide active frontages with retail, community or leisure uses (as defined in the glossary) at ground
floor facing Rye Lane and Peckham High Street; and
- Diversify and complement the existing retail offer in the town centre, with new opportunities for a
range of shop sizes, including suitable space to attract a variety of retailers to Peckham;

Development Management Policies

Policy P35 (Town and Local Centres) Part 1 states development must:

1. “Ensure main town centre uses including markets, community, civic, leisure and cultural uses are
located in town centres and local centres; and

2. Beof ascale and nature that is appropriate to the role and catchment of the centre; and

3. Retain retail floorspace or replace retail floorspace with an alternative use that provides a service to
the general public, and would not harm the vitality and viability of the centre; and

4. Not harm the amenity of surrounding occupiers or result in a concentration of uses that harms the
vitality, viability and economic growth of the centre; and

5. Provide an active use at ground floor in locations with high footfall; and

6. For large schemes for main town centre uses that are 1,000 sqm (gross GIA) or more provide free
public toilets, public drinking fountains and public seating. Public toilets may be provided either on
or off site and not reserved for customer use only.”

The supporting text notes that the Council seeks to ensure town centres remain lively and interesting
places where each centre’s unique identity creates a strong sense of place for residents and visitors
alike. Further, town centres should be the main focus for new town centre uses and that LBS will
encourage a diverse night-time economy with a range of appropriate activities throughout the
evening and night-time. Further reference is made that the aim of the Council is to expand shopping
space in its major town centres, including Peckham town centre.

Policy P37 (Protected Shopping Frontages) states that development must:

“Provide active ground floor uses which provide a service to the general public, that would not harm the
vitality and viability of the shopping frontage.”

The supporting text notes that the Council consider shopping to be the main reason for visiting the
borough's town centres and there it is considered important to maintain high proportions of shops
and prevent changes of use that may erode the quality and variety of the borough’s main shopping
parades.

The supporting text also notes that secondary frontages are considered appropriate locations for a
greater diversity of activities and services and that maintaining a healthy balance of uses in these
shopping frontages is considered vital to protect the V&V of town centres.

Lastly, Policy P32 (Small Shops) states:
1. Development must retain small shops where existing small shops are at risk of displacement from a
development. There should be full consideration of the feasibility of providing affordable and
suitable space for existing occupiers in the completed development. Replacement shops should be

©2024. Avison Young. Page 9



Aylesham Centre - Retail/Main Town Centre Use Strategy

like for like in terms of floorspace or bespoke to suit the requirements of the business, including
provision of storage and servicing space.

2. Developments proposing 2,500 sqm GIA or more of retail space shall provide at least 10% of this
space as small shops.

3. Small shops (Use Class E(a) and F.2(a)) will be secured through the implementation of conditions
and/or planning obligations which will restrict change of use within Use Class E.

3.20 As explained in Section 2, there is only one existing unit that meets the definition of Small Shop, which
is occupied by the Applicant and used as a consultation hub pursuant to a temporary planning
permission. Accordingly, the development will not affect any existing Small Shops.

3.21  The supporting text further stipulates that the intention of the policy is to maximise diversity and
consumer choice by providing a range of unit sizes which are suited to a range of occupiers. Small
shops are also considered to contribute to reflect the character and diversity of the local population -
as well as ensure a diversity of trade and support independent businesses.
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4.

4.1

4.2

4.3

4.4

4.5

4.6

4.7

Evidence

The Mayor’s Economic Development Strategy for London (2018)

The Mayor's approach is to create a fairer, more inclusive and sustainable city by creating the
conditions for ‘Good Growth'. The strategy sets out how this is achieved through: helping to ensure
London has the workspace for businesses, the supporting transport, social and wider infrastructure, a
high-quality natural environment, affordable housing and the skills that the economy needs to grow
sustainably and productively.

Section 4, Creating the Conditions for Growth, states that this will require the creation of an
environment where entrepreneurship and innovation can flourish, where people continue to develop
their skills, where London remains open to talent, and businesses can operate more efficiently.

A key element in creating the conditions for growth will be the provision of space for business and
work. A key part of such spaces are successful town centres and high streets. The strategy supports
the adaption of London’s town centres, new forms of retail needing to emerge, supplemented by the
introduction of a wider range of food and leisure, affordable workspace, housing, and civic functions.

The Mayor seeks to ensure the success of town centre and high streets by: promoting their inclusive
and diverse role, working with boroughs and other stakeholders, supporting communities to develop
an understanding of their town centres and high streets, targeting Mayoral and LEAP funds to
stimulate local economic activity, preventing the loss of viable office space, working with BIDs,
managing intensification, improving public transport and the public realm, encouraging healthier
catering commitments, and ensuring places foster social integration.

High Streets & Town Centres Adaptive Strategies, Mayor of London (2019)

This guidance has been prepared by the Mayor in order to help to support the implementation of
ambitious, innovative and fresh strategies so that high streets and town centres not only adapt and
survive but thrive.

The document notes at page 21 that:

“Clearly high streets are about much more than retail. High Streets for All recognises that London’s high
streets serve a wide range of Londoners in multiple and inclusive ways. They are highly social, diverse and
accessible spaces. As such, they have a crucial role in supporting social, economic and environmental
benefits across London’s neighbourhoods.”

The following opportunities for high streets are identified (page 37):
- Maximise opportunities for social interaction, cultural and authentic experiences by planning,

designing, managing and curating high streets and town centres.

- Improve high streets for walking and cycling, which is shown to dramatically increase the number
of people sitting and socialising.

- Through management, actively promote environmental issues, such as reuse and waste-
reduction, as well as the high street's contribution to these initiatives and to sustainable lifestyles
generally.

- Support society's need and desire for convenience in the high street offer.
- Promote high streets as places for leisure, entertainment and non-retail experiences.

- Plan and design for the 24 hr economy - remember to “Think Night".
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4.8

4.9

4.10

4.11

4.12

4.13

4.14

4.15

- Promote digital interaction with the high street and its businesses or establishments.
- Promote social media sharing of experiences related to the high street #myhighstreet.
- Support, through planning policy, a vibrant mix of uses.

- Support, through the planning process, flexibility for meanwhile, nested and ancillary uses.
Southwark Economic Wellbeing Strategy 2017-2022: A Partnership for Local Growth

Southwark Council's Economic Wellbeing Strategy sets out the council’s efforts to support local
economic growth. The strategy is made up of four key pillars: 1) Employment and skills, 2) Business, 3)
Thriving town centres and high streets, and 4) Financial wellbeing.

The Thriving town centres and high streets section recognises that successful town centres depend on a
range of components. In response to a changing retail sector, high streets should support the
provision of a diverse and dynamic offer with a range of business, adaptable and affordable
employment space. Planning policy and regeneration activity will play a key role in protecting and
promoting employment uses. This growth is envisioned to be enabled by public and active transport
connectivity, alongside digital infrastructure.

New Southwark Plan - Background Paper: Retail and Town Centre Uses (Dec. 2019)

Peckham Baseline Position

The Retail and Town Centre Uses background paper was prepared by the Council in support of the
new Southwark Plan to justify the Council's approach to its retail and town centre policies. The
background paper collates the findings of the Southwark Retail Study (19" June 2015) and the
Southwark Retail Study Old Kent Road Update (237 April 2018).

The study notes that Peckham town centre has a ‘Lower’ market position score based on the retailers
present and the centre’s relative position along the retail spectrum running from discount to luxury.

Peckham is also considered a ‘third tier’ centre, on par with centres such as Brixton, Waterloo and
Streatham, which suggests it may have a limited comparison retail offer when compared with Central
London, Croydon and Bromley (higher order centres).

Based on 2014 data referenced within the Southwark Retail Strategy (2015), Peckham Town Centre had
the following existing retail provision:

Table 4.1 - Existing Retail Provision (Peckham Town Centre)

Convenience Comparison
P Food and Beverage

(sgm gross)

No. Shop Units Floorspace (sqm Floorspace (sqm
gross) gross)

Peckham Major

384 22,280 27,270 7,080
Centre

Peckham town centre is the largest shopping and commercial centre in Southwark, in terms of
number of outlets and the amount of retail floorspace and is recognised within both London Plan and
the New Southwark Plan as a major town centre in the town centre network.

Peckham'’s key roles include convenience shopping, comparison shopping, services, entertainment
and community facilities. In particular, Peckham has a large number of small independent
convenience retailers located throughout the centre. The centre also accommodates a significant
number of market stalls located along Rye Lane, Atwell Road, Blenheim Grove, Choumert Road and
Highshore Road.
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4.16

4.17

418

The diversity of uses present in Peckham town centre in terms of the number of units is set out in the
table below and are compared against the national average - note we have updated this table to
include the most recent GOAD data which was surveyed on the 25t September 2023:

Table 4.2 - Existing Retail Provision (Peckham Town Centre)

% of Total No. of Units

Units X
2013? Units 2022° goes 2023 UK Average %
Peckham % ge %
Comparison 123 131 117 115 29.87 33.54
Retail
Con\{enlence 82 81 69 71 18.44 10.16
Retail
Service 144 135 143 145 37.66 40.80
Vacant 34 37 50 54 14.03 15.50
Total 383 384 379 385 100 100

Based on the above data, we note the total number of retail units has remained consistent since
2009, whilst at the same time vacancies have increased. Proportionally, convenience retailers located
in and around the Peckham town centre are significantly higher than the UK average, particularly in
relation to convenience food stores, whereas comparison retail provision is considerably lower.

Southwark/Peckham Retail Strategy (2019)

Southwark’s strategy as detailed within the Background Paper highlights the following aspirations:

- Improve the retail offer in existing centres and to encourage all new major development for
shopping and leisure uses to be located in the town centres as set out in the retail hierarchy.

- Population growth in Peckham is projected to increase from 649,726 in 2011 up to 840,494
residents by 2031. This would generate surplus expenditure to support an additional 16,303sgm
net (21,739sgm gross) of comparison floorspace and 1,954sgm net (2,791sqm gross) of
convenience sales floorspace.

- Seek to support an increase in the comparison and convenience goods floorspace throughout the
borough and particularly within Peckham and other town centres. To assist, the Southwark Plan
anticipates the redevelopment of key shopping centres in the three Major Town Centres,
including the Aylesham Centre.

- Peckham is considered to have some scope to provide a limited additional amount of retail
development primarily within sites that will be allocated through the NSP site allocations. The Site
Allocation (NSP74) requires only the reprovision of the existing retail offer at the Site.

- The continued vitality and viability of Southwark’s centres and shopping parades is considered to
depend, in part, on the range and critical mass of retail services on offer being maintained.

- Support main town centre uses to ensure town centre viability and vitality, through the provision
of a diverse range of shop units, key social infrastructure, employment opportunities,
leisure, arts and cultural uses, a thriving night-time economy and affordable space for
small and independent businesses.

' Source: 2009 GVA Retail Study
2 Source: Experian GOAD 2013
3 Source: Experian GOAD 2022

4 Source: Experian GOAD 2024
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4.19

4.20

4.21

Town Centre Regeneration (HoC Research Briefing) (Dec 2021)

Recognising the importance that town centres contribute to the heart of communities, and against
the backdrop that many town centres across the country have been struggling (even prior to the
Covid 19 pandemic or Russia/Ukraine conflict) - the House of Commons released the Town Centre
Regeneration (Dec. 2021) briefing paper outlining observed trends and challenges facing town centres
across Great Britain.

The report highlights the following:

- Atthe end of 2020, c.14% of high street retail and leisure properties were vacant in Great Britain,
whereas in London this figure was approximately 10%. The CV-19 pandemic further exacerbated
challenges facing high streets and town centres. High energy costs have put many independent
high street businesses further at risk of closure. Although many differing opinions are shared on
what the post-pandemic impacts will be on high streets and town centres, Central Government
has recognised the need for providing support, and have sited that supporting high streets
following the pandemic will form a key part of its ‘levelling up’ agenda.

- Initiatives to support high streets have therefore sought to recognise changing patterns of use
and support resilience and diversification. This often means a move towards ‘multifunctional’
town centres with, for example, community and leisure offerings in addition to traditional retail.

- Looking at trends in retail moving forward, the report references the February 2019 Government
published High Streets and Town Centres 2030 report which identified online shopping as the main
structural change to people’s shopping habits that has caused the ‘decline of the high street’. They
also pointed out four systematic issues preventing high streets from successfully adapting:

o Too much retail space, both within high streets and in terms of the size of individual
shops;
Fragmented ownership, preventing a cohesive response;
High fixed costs of business rates and rent; and
High and inflexible taxation (not affecting online retail in the same way).

- The Covid-19 pandemic is considered to have accelerated the trend towards online shopping that
had already been underway in previous years. This is borne out in the data, which shows online
sales have been above 25% of all retail sales since April 2020, up from c. 20% levels pre-pandemic.
Notwithstanding, there has also been some evidence showing that there may be an emergence of
more localised shopping habits based on trends that emerged during the pandemic, with more
independent and leisure stores faring better than many chain businesses.

- Working from home trends will also continue to potentially change shopping habits of consumers
moving forward. In January 2021 KPMG published analysis based on longer term home working
and continued online sales. Their report concluded that high streets could lose 20-40% of their
retail offerings. Their recommendation was that high streets become multipurpose to adapt, i.e.
retail in addition to other services, such as leisure, cultural, education, healthcare, reformed office
space and improved transport hubs. This was also recognised by the High Streets Task Force and
other commentators who noted other trends may also become more prevalent in the future,
citing the growing trend in some larger chain brands experimenting with neighbourhood shop
formats within larger retail premises, such as John Lewis click and collect in Waitrose's or
Sainsbury’s and Argos’ hybrid retailing format.

Build Back Better High Streets Report (2021)

In July 2021, the Ministry of Housing, Communities & Local Government published the Build Back
Better High Streets report. The strategy seeks to play to the strength of the high street as a place with
its own unique character, culture and heritage to offer a physical, social experience of togetherness
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4.22

4.23

4.24

4.25

4.26

4.27

4.28

4.29

that's not available online. The focus is to give high streets much greater flexibility to adapt and
succeed and is designed to spur private sector investment in historically underinvested areas.

By utilising several successful case studies from across the county, the strategy seeks to capture the
vision and highlight the successes where government support has been utilised to support town
centres. Additionally, it outlines the innovations that have been generated over the pandemic and
provide an outline on how regulatory flexibility will enable high streets to retain (or become) the hives
of economic and social activity that communities expect.

The creation of more vibrant, mixed-use communities is recognised as a way forward; delivering more
accessible, liveable, walkable places. The strategy strongly encourages more housing around high
streets and a key priority is for high streets to become clean, green, mixed-use spaces in which people
not only want to shop but also live, work, and relax. The ministry’s vision to support high streets/town
centres focusses on five key priorities:

- Breathing new life into empty buildings;

- Supporting high street businesses;

- Improving the public realm;

- Creating safe and clean spaces; and

- Celebrating pride in local communities.

The overall strategy has and will continue to be Informed by the recommendations of the Urban
Centre Recovery Task Force alongside the High Streets Task Force. It is expected that Councils,
businesses, and community groups use the funding and tools set out in the document to help high
streets to adapt.

The strategy outlines that the change in how high streets, particularly retail spaces, should not be
underestimated. Empty shops can be changed into much needed homes, into space for new food &
beverage spaces, or spaces that can deliver high quality public services.

From a regulatory perspective, the strategy considers that the planning system is at the heart of
effective placemaking and that it is on high streets where the flexibility the government has ensured
the planning system provides is most important in order to support a diverse mix of activity and
businesses moving forward.

To address this, the government has introduced significant flexibilities to the planning system,
including the introducing the ability for commercial, retail and certain leisure businesses to change
use without needing planning permission, through the recently established Use Class E.

The strategy also reflects on the importance of heritage preservation in supporting high streets and
town centres, as studies have shown heritage preservation and management can increase the
attractiveness and uniqueness of high streets, and has been shown to increase footfall, reduce
vacancies and increase the overall movement of businesses into an area.

Lastly, the strategy places an emphasis on the importance of good design in creating sustainable high
streets. The planning system is considered to provide a framework for local areas to design popular,
pretty and sustainable high streets, which are attractive places to live, work and meet.
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5. Commercial Advice

5.1 CF Commercial were appointed by the Applicant to provide commercial advice at the outset of the
master planning process to ensure that the strategy for retail and other main town centre uses was
deliverable. The full report is provided at Appendix Il, whilst an updated report, dated March 2024
providing an updated demand assessment is provided at Appendix Ill. A summary of the key points
is provided below:

Strategic Trends Effecting Town Centres & Peckham

5.2 The May 2022 CF Commercial report references issues that are being observed both nationally and
within Peckham town centre which could affect town centre vitality and viability, which includes:

- Rapid rising inflation and the cost of living crisis could impact on consumer spending, retailers'
trading performance and tenant demand.

- Home working during the Covid pandemic and a shift to flexible working has resulted in greater
use of local shopping facilities, particularly convenience and service.

- UK demand for high streets, driven by independents, is greater than shopping centres®. This is
due to factors including service charges, restrictive trading hours, landlord's tenant mix criteria,
accessibility/parking, etc, that can apply in shopping centres.

- UKtop growth categories in 2021 were F&B, service, and convenience®. F&B, in particular, should
form an important part of the tenant mix strategy for Aylesham.

- Service and convenience are a core part of Peckham's tenant mix. Convenience retail remains
stable with the branded operators all actively expanding, supported by the growth in last-mile
fulfilment operators in urban areas.

- Voids in Peckham town centre are focussed on secondary locations, which suggests there is
greater demand for the retail core and emerging locations where unique/distinct occupiers are
clustering.

- There has been greater demand for retail/leisure space from independents than multiples in
20217, There is a strong culture of independent retail/F&B in Peckham's high street locations.

- Continued focus on affordability from occupiers - require longer rent-free periods, enhanced fit-
out, lease flexibility, and turnover rents, compared to pre-pandemic levels.

- There s an established demand for studios, workshops and creative offices in Peckham that
support its vitality and could form a more significant part of the town centre's tenant mix.

- Arecreational and experiential leisure offer increasingly forms part of tenant mix strategy in retail
settings to support F&B uses and increase dwell time. This trend and the lack of contemporary
leisure uses in Peckham suggests there is the opportunity to curate a compelling leisure offer
within the Proposed Development.

5> Source: The Local Data Company
®ibid
7 ibid
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5.3

5.4

Current and Projected Future Characteristics of Peckham Town Centre

The CF Commercial report highlights a number of current and proposed town centre projects and
characteristics that will mutually benefit from the Aylesham Centre redevelopment, including:

Peckham has an important arts and leisure and cultural sector; it is a creative and stimulating
place to live, work, visit and learn. There is an opportunity for the town centre leisure offer to
improve and grow to satisfy demand from the growing visitor economy - which the Aylesham
Centre can support and help facilitate.

There are significant site allocations within the TC suitable for regeneration (incl. NSP74: Aylesham
Centre, NSP75: Blackpool Road Business Park, NSP76: Land between the railway arches (east of
Rye Lane), and NSP77: Copeland Industrial Park). Collectively, these regeneration projects will
improve the amenity value of the town centre and will underpin future town centre vitality and
viability. To be successful town centre contributors, such regeneration schemes should:

e Improve the quality of employment space;

e Support small businesses;

e Provide space for retail, leisure and cultural uses;
e Conserve and enhance heritage assets;

e Improve connectivity; and

e Improve public realm and community spaces.

Planning permission (ref. 22/AP/1006) has been granted for the regeneration of Peckham Rye
Station Square and associated public realm improvements will assist in creating new retail, F&B,
and workspace as well as a public square, making it a much more welcoming place for station
users including pedestrian traffic to and from the Aylesham Centre.

Improvements to the northern part of the town centre supported by the regeneration of Peckham
Square and the Aylesham Centre.

The proposed Peckham Coal Line public realm corridor will link the town centre with the
retail/F&B facilities at Queens Road, improving connectivity for pedestrians and cyclists whilst
bringing railway arches back into use, and creating spaces for creative industries.

The town centre attracts unique and distinctive independent retail/F&B, these businesses cluster
in secondary locations, e.g. Peckham Levels and the southern end of Rye Lane, due to lower
occupational costs.

The report includes a town centre health check, and based on CF Commercial's up-to-date analysis,
they have identified a number of under-represented occupier types within Peckham town centre,
which includes:

Specialist retail - particularly convenience and service-oriented retail and independent specialist
offerings such as health and beauty retail.

Food & Beverage - there is high demand for new F&B offerings within Peckham, particularly
towards the northern end of the town centre.

Fitness - There are limited fitness offerings in the town centre, it is considered there would be
demand for an additional branded operator as well as additional fitness studios, e.g. yoga,
spinning, Pilates, etc.

Leisure - Current undersupply. Town centre could support a family-oriented leisure offer, which
could include competitive social activities, or a boutique cinema.

Other - educational and healthcare uses.
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6. Supermarket Operator Requirements

6.1 The proposed supermarket has been designed in coordination with the existing supermarket
operator: Morrison'’s. In designing the space, Morrisons have provided the following requirements:

48,000sqft (4,459 sqm) Store, including a minimum 24,000sqft (2,229sgm) Sales Floor Area;

140 car parking spaces, this includes:
o 8 wheelchair (6%);
o 8family spaces (6%);
o 22 EVCP (20%).

Car park management to be in line with existing arrangement. 2hrs free parking moving to
paid parking after. Town centre car park use to still be allowed (i.e. not restricted to Morrisons
customers);

Dedicated service yard suitable to accommodate 18.55m HGV vehicle. All Morrisons servicing
and delivery will take place via dedicated service yard; and

3 x 26 person lifts from basement to store.
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7.

7.1

7.2

7.3

7.4

Proposed Retail/Main Town Centre Use Strategy

The retail/main town centre use strategy for the site seeks to deliver planning policy objectives, while
having due regard to evidence regarding retail trends that have emerged since the London
Plan/Southwark Plan were prepared, and commercial advice. The objective being to ensure the
proposals are deliverable and make the optimum contribution to the vitality and viability of the town
centre.

The strategy seeks to boost the vitality and viability of the town centre and to strengthen its resilience
to withstand the effects of ongoing changing retail trends via the following objectives:

Strengthen - the town centre’s role as a sub-regional destination as well as better meeting the
day-to-day needs of local residents and the business community;

Enhance - the town centre offer and user experience by providing a range of uses and spaces
that benefit both daytime and evening economies and across all age groups;

Diversify - and enhance the town centre offer to include a broader multi-functional range of
town centre uses including retail, food & beverage, leisure, cultural and workspace;

Replace - the existing supermarket in accordance with the operator’s requirements to ensure
that it continues to function as one of the town centre's ‘anchor’ stores;

Retain - the overall existing retail capacity and overall amount of non-residential town centre use
floorspace (while being careful to avoid any retail over provision that could lead to vacancies and
detract from town centre vitality and viability);

Attract - a broader range of occupiers (including multiples and independents) by offering a
flexible range of unit types across varying price points, including affordable spaces;

Experience - shall be improved by delivering qualitative improvements in terms of the quality of
floorspace and to the overall town centre environment and public realm which will improve
overall user experience and boost town centre footfall; and

Celebrate - the uniqueness of Peckham and pride of its residents by providing space for
businesses and organisations that represent the community and help create a sense of place.

In order to achieve this, the following is proposed:

A total of 10,974.0sqm GIA of retail, leisure and commercial floorspace (use class E) (excluding
basement car park, plant and service yard - 17,250.0sgm, including basement car park, plant and
service yard), comprising:

o Areplacement supermarket (use class E(a)), comprising:
= 5,980.7sgm GIA (excluding basement car park);
» 10,712sgm GIA (including associated car park);
» 2,485.3sgm net sales area;
o A minimum 2,725.3sgm of workspace (use class E(g)); and

o 3,812.7sgm of flexible retail, leisure, and commercial floorspace (use class E).

For ease of reference, the proposed is compared against the existing in Table 8.1, below:

©2024. Avison Young. Page 19



Aylesham Centre - Retail/Main Town Centre Use Strategy

7.5

7.6

7.7

7.8

Table 8.1 - Retail, Leisure and Commercial Floorspace - Existing Compared to Proposed

é Existing (GIA) Proposed (GIA)

4,436.0sqm

Supermarket (Use Class E(a)) 4,975.7sqgm 10,712.0sgm (including associated car
park, plant and service yard)

3,812.7sgqm

. o Subject to the following caps:
Flexible Retail, Leisure and

Commercial (Use Class E(a -g) / Sui 5,109.2sgm ) Up to 3505qm drinl‘dng .

Generis) establishments (Sui Generis)
UP to 320sgqm of workspace
(Use Class E(g)).

Workspace (Use Class E(g)) 0 2,725.3sgm

. . . 10,974.0sgm
Total Retail, Leisure and Ct.)mmert':lal 10,084.9 sqm (17,250.0sqm including associated
Floorspace (Use Class E/Sui Generis) service yard and car park)

The existing figures presented within Table 8.1 above do not include the floorspace associated with
the existing petrol station or the internal atrium/mall. Similarly, the proposed figures do not include
the floorspace associated with the internal service yard, plant and car parking associated with the
supermarket. This is in order to allow like-for-like comparison between the existing and proposed
floorspace.

The Proposed Development also includes the following:

- Provision of active frontages throughout the Site (focussed on those areas anticipated to
experience high footfall) including ground floor retail/leisure uses fronting Rye Lane, to provide a
new retail ‘circuit’ that links Rye Lane to the High Street anchored by the replacement
supermarket;

- Provision of a range of unit sizes suitable for a range of occupiers (including small shops of less
than 80sgm GIA);

- A proportion of the workspace (use class E(g)) to be provided as affordable workspace;

- Avrelocation strategy to support existing small and independent businesses that will be displaced
by the development;

- Provision of publicly accessible toilets (within Morrisons); and

- Provision of public drinking fountains and public seating.

Lastly, we note that the increase in the population of the town centre (via the provision of new
homes) will increase the expenditure capacity of the town centre catchment population by around
£13 m, annually. Furthermore, the proposed development will generate c. £1.5m in annual business
rates for the Council and deliver c. 370 FTE jobs from the non-residential uses.

Based on the above set of retail and main town centre use provision, we consider the proposed
approach to be in accordance with national, regional and local planning policy, including the site
allocation.

©2024. Avison Young. Page 20



AVISON
YOUNG

Appendix |

Measurement Report (Michael Gallie & Partners - April 2022)



BIM

Laser Scanning

Elevations Floor Plans Rights of Light

Sections

Lease Plans

Measurement Report

Aylesham Centre
Peckham

London SE15 S5EW
April 7, 2022
10042-06

(3 rRICS

Regulated by the RICS
Recording the built environment for over 50 years

Michael Gallie & Partners

THE STANDARD OF MEASUREMENT™
166B Tower Bridge Road, London SE1 3LZ

T:0333-240-1211 F.0333-240-1169
survey@michaelgallie.co.uk www.michaelgallie.co.uk




'\\‘x\\\\\\\‘
)

wy\\\\‘}

Contents of Measurement Report

Practice Profile

Method Statement
Duty of Care Statement
General Notes
Revisions

Schedule of Areas

Reference Plans

Page 2

AYLESHAM CENTRE
PECKHAM, LONDON S15 5EW
Document Number 10042-06/Apr-22

Michael Gallie

THE STANDARD OF MEASUREMENT™
166B Tower Bridge Road, London SE1 3LZ

T:0333-240-1211 F.0333-240-1169
survey@michaelgallie.co.uk www.michaelgallie.co.uk




Practice Profile

Michael Gallie & Partners were formed during the
early 1960's, developing from an existing
architectural practice. Although we provide the
full range of services in land & measured building
survey, our origin in architecture has given us a
singular understanding of architectural, as-built

and measured building survey.

Our clients include leading Architects,
Developers, Institutions and Contractors, and we
work throughout the U.K., with occasional
overseas projects. Survey projects range from
simple area measurement to complex 3D
modelling which are provided in all major digital

formats.

Reliable and informative data is an essential
requirement for planning with existing buildings.
As the only professional survey practice
specialising in measured building surveys for
over 50 years it should be recognised that our

knowledge and expertise in this area is unique.

Building Area Calculations are completed using
the latest methods and technologies combined

with years of expertise, resulting in independent
and accurate information that can be used by all

parties.
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Method Statement

Michael Gallie & Partners completed the Net
Internal Area measurements in the week
commencing 14th MARCH 2022 in accordance
with the guidelines described in the current
edition of the Royal Institute of Chartered
Surveyors (RICS) Code of Measuring Practice
(Sixth Edition)

The building was measured to enable the
calculation of the floor areas for the building. The
measurements were carried out using a
combination of laser measuring devices. All
measurements were recorded and the resulting
geometrical data was plotted directly into
AutoCAD.

The areas were calculated by plotting, within the
CAD system, a contained polyline defining each
area in accordance with the RICS Code of
Measuring Practice (Sixth Edition).

The CAD database is then interrogated for the
calculated area. The attached Reference Plan is
directly produced from the CAD system providing

visual verification of all defined areas.
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Duty of Care Statement

We confirm that as Chartered Geomatic
Surveyors, instructed in this matter to act as
Measurement Surveyors, by the parties to
measure the internal area of Level GROUND &
Level 01 on the site of AYLESHAM CENTRE,
LONDON SE15 5EW.

We have used all reasonable endeavours to
exercise and indeed will continue to exercise all
reasonable skill, care and diligence in the
performance of our duties in relation to the above

premises, contained in this measurement report.

We also confirm that in all respects we have acted
in accordance with the guidelines described in the
current edition of the Royal Institute of
Chartered Surveyors (RICS) Code of

Measuring Practice (Sixth Edition).

Furthermore, we have endeavoured to carry out
our instructions in a totally objective and impatrtial
manner and indeed, will continue to discharge
any further instructions we may have in relation to

this matter in the same way.

This duty of care is intended for Berkeley Homes.
The duty of care has the potential for two number

further named clients on this report.
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General Notes

For clarification of the defined areas please refer
to the following pages, which contain diagrams
of Floor Level GROUND, Floor Level 01 & Floor
Level Basement of the site of

AYLESHAM CENTRE, LONDON SE15 5EW,

showing the Internal Areas.

The diagrams are not produced to scale and

should not be used for any other purpose.

Revisions Date
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GROUND FLOOR NET INTERNAL AREA SUMMARY - COMP 6TH EDITION

OVERALL FLOOR AREAS INCLUDED AREAS EXCLUDED AREAS
NAME USE AREA USE AREA USE AREA
sqm | sqft sqm | sqft sqm | sqft
UNIT1 Costa Coffee 180.8 1,946
UNIT 2 Duses 164.4 1,770
UNIT 2A Nandos 287.6 3,096
UNIT 3 Specsavers 87.3 940
UNIT 4 Cardfactory 70.3 757
UNIT5 | Poundland 541.0 5,823
UNIT 6 JD 301.4 3,244 | Emety Display 14.3 153
UNIT7 EE 132.2 1,423
UNIT 8 Greggs 119.5 1,287
uniTg | Holland & 1253 1,348
Barrett
uniT1g | re Vel 5115 5506
UNIT11 | Ladbrokes 86.8 934
UNIT11A | Wing Tai 125.4 1,350
UNIT 12 Vacant 287.5 3,095
UNIT 14 Pak 135.4 1,457
UNIT 15 Vacant 125.7 1,353
UNIT 15A | Just For You 79.2 852
UNIT15B | Vacant 60.3 649
UNIT 16 Fgﬁ:&y 90.7 977
UNIT 17 Image 153.7 1,654
UNIT 18 Morrisons 4,561.4 49,099
OVERALL TOTAL 8,227.3| 88,559

® Headroom - Restricted Headroom area of less than 1.5 metres above finished floor level

Table to be read in conjunction with associated floor area diagrams
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GROUND FLOOR GROSS INTERNAL AREA SUMMARY - COMP 6TH EDITION

OVERALL FLOOR AREAS INCLUDED AREAS EXCLUDED AREAS
NAME @ USE AREA USE AREA USE AREA
sqm | sqft sqm | sqft sqm | sqft
UNIT1 | Costa Coffee 192.5 2,072
UNIT 2 Duses 169.5 1825
UNIT2A | Nandos 305.2 3,286
UNIT 3 Specsavers 92.0 991
UNIT 4 Cardfactory 80.0 862
UNIT5 | Poundland 556.5 5,990
UNIT 6 JD 312.0 3,358
UNIT7 EE 137.8 1,483
UNIT 8 Greggs 131.6 1416
uniTg | Holland& 136.7 1,471
Barrett
UNIT 10 g::k'r\]ﬂ:r: 519.6 5,593
UNIT11 | Ladbrokes 91.5 985
UNIT11A | Wing Tai 127.8 1,376
UNIT 12 Vacant 295.9 3,185
UNIT 14 Pak 141.0 1,518
UNIT 15 Vacant 133.0 1,432
UNIT 15A | Just For You 82.9 892
UNIT15B | Vacant 68.0 732
UNIT 16 Fgﬁ:gty 93.0 1,002
UNIT 17 Image 157.6 1,696
UNIT 18 Morrisons 4,711.0 50,708
OVERALL TOTAL 8,535.1| 91,870

® Headroom - Restricted Headroom area of less than 1.5 metres above finished floor level

Table to be read in conjunction with associated floor area diagrams
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1ST FLOOR NET INTERNAL AREA SUMMARY - COMP 6TH EDITION

OVERALL FLOOR AREAS INCLUDED AREAS EXCLUDED AREAS
NAME @ USE AREA USE AREA USE AREA
sqm | sqft sqm | sqft sqm | sqft
UNIT1 | Costa Coffee 0.0 0
UNIT 2 Duses 0.0 0
UNIT 2A Nandos 1115 1,200
UNIT 3 Specsavers 75.4 812
UNIT 4 Cardfactory 75.1 808
UNIT 5 Poundland 175.8 1,893
UNIT 6 JD 2821 3,037
UNIT7 EE 75.0 807
UNIT 8 Greggs 74.3 800
uNTg | Holland& 80.2 863
Barrett
uniT1g | re Vel 169.1] 1,820
UNIT 11 Ladbrokes 0.0 0
UNIT 11A Wing Tai 165.8 1,785
UNIT 12 Vacant 0.0 0
UNIT 14 Pak 0.0 0
UNIT 15 Vacant 0.0 0
UNIT 15A | Just For You 0.0 0
UNIT 15B Vacant 0.0 0
UNIT 16 Fgﬁ;&?’ 0.0 0
UNIT 17 Image 0.0 0
UNIT 18 Morrisons 215.6 2,320
OVERALL TOTAL 1,499.9 16,144

® Headroom - Restricted Headroom area of less than 1.5 metres above finished floor level

Table to be read in conjunction with associated floor area diagrams
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1ST FLOOR GROSS INTERNAL AREA SUMMARY - COMP 6TH EDITION

OVERALL FLOOR AREAS INCLUDED AREAS EXCLUDED AREAS
NAME @ USE AREA USE AREA USE AREA
sqm | sqft sqm | sqft sqm | sqft

UNIT1 | Costa Coffee 0.0 0

UNIT 2 Duses 0.0 0

UNIT 2A Nandos 151.7 1,633

UNIT 3 Specsavers 92.6 997

UNIT 4 Cardfactory 94.6 1,019

UNIT 5 Poundland 192.3 2,069

UNIT 6 JD 298.9 3,218

UNIT7 EE 941 1,012

UNIT 8 Greggs 92.4 994

uNTg | Holland& 96.1 1,034

Barrett

uniT1g | re Vel 192.8) 2,075

UNIT 11 Ladbrokes 0.0 0
UNIT 11A Wing Tai 1721 1,852

UNIT 12 Vacant 0.0 0

UNIT 14 Pak 0.0 0

UNIT 15 Vacant 0.0 0
UNIT 15A | Just For You 0.0 0
UNIT 15B Vacant 0.0 0

UNIT 16 Fgﬁ;&?’ 0.0 0

UNIT 17 Image 0.0 0

UNIT 18 Morrisons 264.7 2,849
OVERALL TOTAL 1,742.3 18,753

® Headroom - Restricted Headroom area of less than 1.5 metres above finished floor level

Table to be read in conjunction with associated floor area diagrams
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BASEMENT FLOOR GROSS INTERNAL AREA SUMMARY - COMP 6TH EDITION

OVERALL FLOOR AREAS INCLUDED AREAS EXCLUDED AREAS
NAME | USE AREA USE AREA USE AREA
sqm | sqft sqm | sqft sqm | sqft
NA Basement 1,807.0 19,450
OVERALL TOTAL 1,807.0 19,450

® Headroom - Restricted Headroom area of less than 1.5 metres above finished floor level

Table to be read in conjunction with associated floor area diagrams
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Condition of Site:
OCCUPIED

Notes:

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.

Revisions:
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Date:

Michael Gallie & Partners are a Chartered Survey practice regulated by the RICS
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AYLESHAM CENTRE
PECKHAM, LONDON SE15 5EW

Level GROUND
Net Internal Area Plan

NIA 180.8 sqm 1,946 sq ft
GIA 192.5sqm 2,072 sq ft
INCLUDING

SALES FLOOR 168.7 sqm 1,816 sq ft

BOH 23.8sqm 256 sq ft
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Condition of Site: Notes: Revisions: Date:
OCCUPIED The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale A-
B-
The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic. (D) -
The drawing is archived in AutoCAD DWG digital format. E }
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PECKHAM, LONDON SE15 5EW

Level GROUND
Net Internal Area Plan

NIA 164.4 sqm 1,770 sq ft
GIA 169.5sqm 1,825 sq ft
INCLUDING

SALES FLOOR 105.4 sqm 1,135 sq ft
BOH 64.1sqm 690 sq ft
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Condition of Site:
OCCUPIED

Notes:

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.

Revisions:
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Michael Gallie & Partners are a Chartered Survey practice regulated by the RICS

AYLESHAM CENTRE
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Level GROUND
Net Internal Area Plan

NIA 287.6 sqm 3,096 sq ft

GIA 305.2sqm 3,286 sq ft

INCLUDING

SALES FLOOR 201.6sqm 2,169 sq ft

BOH 103.6 sq m 1,115 sq ft
Drawing No: 10042-06
Sheet Size @ A3 APRIL-2022

Micha;i Gallie

THE STANDARD OF MEASUREMENT™
166B Tower Bridge Road, London SE1 3LZ

T:0333-240-1211 F:0333-240-1169
survey@michaelgallie.co.uk www.michaelgallie.co.uk




L1

N

/
/
/
/
/
/
/
g /
/
/
/
/
2
L . . =
m]
C = | —
40m?
UNIT 3
| SALES -

i [—

1 2 ;
> 88.0 m ﬂ — m NE|
- 948 ft? ]

d 0
I 0
L —
”””” ‘ - |
|_ U I
I
N i
I
a| N TA] .
(]
T
‘ ]
N
(1 O m = ]
Condition of Site: Notes: Revisions: Date:
OCCUPIED The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale A-
B-
The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic. C-
D-
The drawing is archived in AutoCAD DWG digital format. E-
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Level GROUND
Net Internal Area Plan

NIA 87.3sqm 940 sq ft

GIA 92.0sqm 991 sq ft

INCLUDING

SALES FLOOR 88.0sqm 948 sq ft

BOH 40sqm 43 sq ft
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OCCUPIED

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale
The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.
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PECKHAM, LONDON SE15 5EW

Level GROUND
Net Internal Area Plan

NIA 70.3sqm 757 sq ft

GIA 80.0sqm 862 sq ft

INCLUDING

SALES FLOOR 70.4sqm 758 sq ft

BOH 9.6sqm 104 sq ft
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The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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The drawing is archived in AutoCAD DWG digital format.
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The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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The drawing is archived in AutoCAD DWG digital format.
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Condition of Site:
OCCUPIED

Notes:
The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.

Revisions:
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" Michael Gallie & Partners are a Chartered Survey practice regulated by the RICS
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Level GROUND
Net Internal Area Plan

NIA 132.2sqm 1,423 sq ft
GIA 137.8sqm 1,483 sq ft
INCLUDING

SALES FLOOR 75.9sqm 817 sq ft

BOH 61.9sgm 666 sq ft
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OCCUPIED

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.
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Level GROUND
Net Internal Area Plan

NIA 119.5sqm 1,287 sq ft

GIA 131.6 sqm 1,416 sq ft

INCLUDING

SALES FLOOR 65.8sqm 708 sq ft

BOH 65.8 sqm 708 sq ft
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Condition of Site: Notes: Revisions: Date:
OCCUPIED The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale A
B-
The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic. C-
D -
The drawing is archived in AutoCAD DWG digital format. E-
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Level GROUND
Net Internal Area Plan

NIA 125.3sqm 1,348 sq ft

GIA 136.7sqm 1,471 sq ft

INCLUDING

SALES FLOOR 115.6sq m 1,244 sq ft

BOH 21.1sqm 227 sq ft
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Michael Gallie & Partners are a Chartered Survey practice regulated by the RICS

Condition of Site:

Notes:
The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The drawing is archived in AutoCAD DWG digital format.

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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Net Internal Area Plan

NIA 511.5sqm 5,506 sq ft
GIA 519.6sqm 5,593 sq ft
INCLUDING

SALES FLOOR 519.6 sqm 5,593 sq ft

BOH Osqm 0sq ft
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Condition of Site:

OCCUPIED

Notes:

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.
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Level GROUND
Net Internal Area Plan

NIA 86.8sqm 934 sq ft
GIA 91.5sqm 985 sq ft
INCLUDING

SALES FLOOR 56.6 sq m 609 sq ft
BOH 34.9sqm 376 sq ft
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Notes:

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.
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Level GROUND
Net Internal Area Plan

NIA 125.4 sqm 1,350 sq ft
GIA 127.8 sqm 1,376 sq ft
INCLUDING

SALES FLOOR 105.1sqm 1,131 sq ft

BOH 22.7sqm 245 sq ft
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Michael Gallie & Partners are a Chartered Survey practice regulated by the RICS

Condition of Site:

OCCUPIED

The drawing is archived in AutoCAD DWG digital format.

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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Net Internal Area Plan

NIA 287.5sqm 3,095 sq ft
GIA 295.9sqm 3,185 sq ft
INCLUDING

SALES FLOOR 182.3sqm 1,962 sq ft

BOH 113.6 sqm 1,223 sq ft
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Condition of Site:
OCCUPIED

Notes:

The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.

The drawing is archived in AutoCAD DWG digital format.
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Level GROUND
Net Internal Area Plan

NIA 79.2sqm 852 sq ft

GIA 82.9sqm 892 sq ft
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The drawing indicates the extent of the quoted areas and is produced to an accuracy suitable for standard presentation scale

The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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The Net Internal Area plan has been scaled for graphical representation purposes and is diagrammatic.
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Infroduction
Aylesham Centre

Berkeley Homes are seeking planning permission for the redevelopment of the existing
Aylesham Centre and Mossisons Store, to provide an exemplar residential led mixed-
use development with new private and public amenity spaces for residents and visitors
at the Aylesham site. This includes a re-provision of the Morrisons supermarket into a
new 4,459 sq m unit integrated into the scheme with a basement car park. A
Development Agreement has been exchanged with Morrisons to facilitate the
surrender of the existing store and delivery of the new store and how this can occur
with no interruption to trade.

CF Commercial have been commissioned by Berkeley Homes (North East London) Ltd
to provide research and advice to assist Berkeley in devising a sustainable commercial
offering in the completed redevelopment of the Aylesham Centre appropriate to the
catchment as well as complimentary to the existing retail / leisure offer.

Scope of Work

The advice is to be provided in three phases:
o Stage 1: Baseline Retail Assessment
o Stage 2: Demand Assessment
o Stage 3: Scheme Shaping/Assisting the Ground Floor Brief

This Report relates to Stage 1: Baseline Retail Assessment
Stage 1: Baseline Retail Assessment

Method Statement

Analysis Area

Research is focussed on the town centre (the Analysis Area shown in Appendix 1) and
five locations we have segmented within the town centre each with different
characteristics.

Site Visits

Weeks commencing 9th March, 21st March, and 9th May 2022 with research

conducted, as follows.

e Recorded the names of occupiers within the Analysis Area that were operating or
believed to be operating (closed at the time of our visit but appeared to be
operational — predominantly F&B/leisure businesses that trade in the evening).
Copeland Park & Bussey Building was undergoing refurbishment/maintenance
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and full access was not possible. Analysis excludes market stalls, concessions,
and street food operators.

e Recorded vacant units and properties undergoing refurbishment/development.
These were typically small-scale developments with residential on upper floors.

e Visited key areas adjacent to the Analysis Area at Queens Road, “Bellenden
Village”, and the area to the north of Peckham High Street adjacent to Peckham
Library and Mountview Drama School.

e Measured the frontages of units in the Aylesham Centre.

Floor Areas

Avlesham Centre

Floor areas (NIA) obtained from Michael Gallie & Partners survey undertaken in the
week commencing 14th March 2022 in accordance with RICS Code of Measuring
Practice (Sixth edition).

Analysis Area (excluding Aylesham Centre)

Floor areas (NIA) obtained from the Valuation Office Agency (VOA) website (where
available).

Where floor areas were not available from VOA, approximate areas were obtained
from Goad data (8.9% of units) or calculated using digital mapping (1.6% of units). These
sources do not include any basement or upper part accommodation.

Peckham Levels

Approximate floor area for the whole site calculated using digital mapping

For the purposes of our analysis we have assumed individual sub-divided units (former
car-parking spaces) to be 12 sq m.

Copeland Park & Bussey Building

Approximate floor area for the whole site calculated using digital mapping.

Floor areas for 8 x retail, 4 x F&B, and 3 x fitness (units that were operating during our
site visit) obtained from VOA.



1.5. Information Sources

branches, 2+ in London), or local (1 or 2
branches in London)

Floor Areas March o Michael Gallie & Partners
May 2022 Valuation Office Agency
Edozo Digital Mapping
UK and London vacancy and take-up data March Local Data Company GB
2022 Retail and Leisure Market
Analysis Full Year 2021
Peckham Occupational Requirements March The Requirements List
2022 Perfect information
Property
Regeneration projects and new development | February to LB Southwark planning
April 2022 website
Vacant/available units March Co-star
2022 EACH
Perfect information
Property
Zoopla
Peckham Levels Tenants March Peckham Levels website
2022
Copeland Park & Bussey Building March Copeland Park & Bussey
2022 Building website
Business size, i.e. multiple (26+ branches with | March  to Google search
national representation), regional (3 to 25 | April 2022
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Aylesham Executive Summary

Stage 1: Baseline Retail Assessment

Use Distribution

Retail properties dominate the town centre (units: 59.37%/floor area: 49.93%), followed
by food & beverage (units: 16.93% %/floor area: 8.29%). Peckham Levels and Bussey
Building are categorised as 2 x Multi-use buildings in the overall use distribution
analysis; they are sub-divided into numerous units occupied by workspace, office,
retail, F&B, and leisure uses.

Business Size (Retail, F&B, Fitness & Leisure)

Local businesses dominate the tenant mix (units: 74.65%/floor area: 52.98%), many of
which occupy relatively small units. Multiples occupy fewer units (19.22%) but occupy a
significant amount of floorspace (41.70%) due to the larger floor plates of the
supermarkets (Morrisons, Lidl, and Asda), and Primark.

26+ branches with national representation

3 1o 25 branches, 2+ in London

1 or 2 branches in London

Analysis excludes market stalls, concessions, and street food operators.

Vacant & Available Units

Total vacancy rafes (vacant and vacant development units*) in the analysis area are
16.25% compared to 10.6% in Greater London in 2021 (Source: Local Data Company).
The number of vacant units (excluding vacant development units) in the analysis area
(11.29%] is still marginally higher than Greater London. Both vacant units and vacant
development units are concentrated in secondary and good secondary pitches,
including Peckham High Street, Station Square, and the southern end of Rye Lane.

*Vacant Development: Properties that were undergoing development/refurbishment at
the time of our site visit. These were typically small-scale developments with residential
on upper floors.

Occupier Analysis

F&B (restaurants, pubs, takeaways, cafes and coffee/teq), represent a significant
proportion of the tenant mix with 82 units (21.46%). Supermarkets occupy the highest
floor area (8.60%). Hairdressing and beauty salons occupy a significant number of units,

8
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222.
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224

22.5.

2.2.6.

2217.

2.2.38.

2209.

2.2.10.

25 (6.54%) and 16 (4.18%) respectively. Community advice centres including the Job
Centre and CAB occupy the second highest floor area (4,418.93 sq m). Whilst clothing
occupies the second highest floor area (4,252.73 sq m), Primark accounts for 2,889 sq
m.

Aylesham Site Analysis

Use Distribution

76.19% 14.29%

8,655.00 579.90 492.40 9,727.30
88.98% 5.96% 5.06%

Business Size (Retail, F&B, Fitness & Leisure)

11 x multiple businesses dominate the tenant mix with 61.11% of occupied units and
82.93% of occupied floorspace (7,658.60 sq m), including 4,777 sq m (NIA) occupied by
Morrisons. There are 6 x local businesses trading from 33.33% of occupied units and
9.70% of occupied floorspace (895.70 sq m). One regional business (Peckham Market
Place) trades from 7.37% of occupied floorspace (680.60 sq m).

Vacant & Avdilable Units

There are 3 x vacant units providing a total area of NIA: 492.20 sq m (units: 14.29%/floor
area: 5.06%).

Occupier Analysis

Retail uses dominate the tenant mix (units: 76.19%/floor area: 88.98%), F&B uses
(Nando’s and Costa) occupy 2 units (units: 9.52%/floor area: 5.96%). Aside from
Morrisons, the tenant mix is dominated by service/F&B uses (betting office, coffee shop,
market, optician, telephones, and restaurant). Other uses consist of day-to-day (baker,
butcher, cards & gifts, and health food); comparison goods (clothing, furniture, shoes
and sports goods); discount and convenience.

Peckham: Under-Represented Occupier Types
Retail

Categories that are under-represented are generally specialist or within a sector where
bricks & mortar has been impacted by on-line sales, e.g. books. New entrants are
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expected to be convenience and service orientated as well as independent specialists
based on current demand.

F&B

Whilst there are numerous F&B offers currently represented in Peckham, the new
development at Aylesham with a leisure focussed tenant mix is expected to attract new
entrants based on current demand.

Fitness

There is scope for a branded gym operator to join The Gym and Anytime as well as a
fitness studio, e.g. yoga, spinning, Pilates, HIIT workout, wellness spa, and boxing
based on current requirements.

Leisure

Leisure venues are undersupplied in Peckham town centre. There is the opportunity to
curate a compelling family orientated leisure offer at Aylesham that could address this
with uses including competitive socialising, and potentially a boutique cinema.

Other Uses

Aylesham can provide space for alternative ground floor uses, e.g. educational and
healthcare, that are increasingly taking space in mixed-use schemes and taking
advantage of the flexibility provided by the new Class E planning use.

Strategic Trends Effecting Town Centres & Peckham

Rising inflation and the cost of living crisis could impact on consumer spending, retailers’
trading performance and tenant demand for Peckham.

Home working during the Covid pandemic and a shift to flexible working has resulted
in greater use of local shopping facilities, particularly convenience and service.

Service and convenience are a core part of Peckham'’s tenant mix. Convenience retail
remains stable with the branded operators all actively expanding, supported by the
growth in last-mile fulfilment operators in urban areas.

Voids in Peckham town centre are focussed in secondary locations, which suggests
there is greater demand for the retail core and emerging locations where
unique/distinct occupiers are clustering.

There has been greater demand for retail/leisure space from independents than

multiples in 2021*,, There is a strong culture of independent retail/F&B in Peckham’s
high street locations.
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2.3.6.

2.3.7

2.3.8.

2.39.

2.3.10.

24

241

242

243.

244

Continued focus on affordability from occupiers - require longer rent-free periods,
enhanced fit-out, lease flexibility, and turnover rents, compared to pre-pandemic.

UK demand for high streets, driven by independents, is greater than shopping
centres*.This is due to factors including service charge, restrictive trading hours,
landlord’s tenant mix criteria, accessibility/parking, etc, that can apply in shopping
centres.

UK top growth categories in 2021 were F&B, service, and convenience*. F&B, in
particular, should form an important part of the tenant mix strategy for Aylesham.

There is established demand for studios, workshops and creative offices in Peckham
that support its vitality and could form a more significant part of the fown centre’s tenant
mix.

A recreational and experiential leisure offer increasingly forms part of tenant mix
strategy in retail settings to support F&B uses and increase dwell time. This trend and
the lack of contemporary leisure uses in Peckham suggests there is the opportunity to
curate a compelling leisure offer at Aylesham.

Current and Projected Future Characteristics

Peckham has an important arts and cultural sector, the burgeoning creative, leisure and
cultural scene should help to build the visitor economy. Aylesham can play a major role
in facilitating the improvement and growth of the town centre’s leisure offer within its
commercial space offering to satisfy demand from the growing visitor economy.

Regeneration of key development opportunity sites including Aylesham, Blackpool Road
Business Park, Peckham Square Regeneration, and land between the railway arches
(east of Rye Lane including railway arches) will improve the amenity value of the town
centre and underpin the success and viability of its businesses.

The area outside Peckham Rye Station in Station Way is dilapidated, dark and uninviting
with vacant shop units. LB Southwark’s development, Peckham Rye Station Square, will
regenerate these buildings to create new retail, F&B, and workspace as well as a public
square, making it a much more welcoming place for station users including pedestrian
traffic to and from Aylesham.

LB Southwark has appointed Spheron architects to revamp Peckham Square which is
adjacent to Peckham Library and the new Mountview Drama School. Building upon the
Mountview scheme, regeneration of the square into a vibrant public space should
improve the area to the north of Aylesham and Peckham High Street.

11



245, The proposed Peckham Coal Line public realm corridor will link the town centre with the
retqil/F&B facilities at Queens Road, improving connectivity for pedestrians and cyclists
whilst enlivening railway arches, and creating spaces for creativity, and employment.

2.4.6 There are secondary areas in the town centre characterised by vacant units, empty
properties undergoing redevelopment, and shopfronts in need of refurbishment. These
could be absorbed by alternative uses, such as gyms, leisure and workspace uses,
where there is current demand, with the prime retail core consolidating towards the
northern section of Rye Lane and Aylesham.

247 The town attracts unique and distinctive independent retail/F&B, these businesses
cluster in secondary locations, e.g. Peckham Levels and the southern end of Rye Lane,
due to lower occupational costs.

*Source: The Local Data Company
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Stage 1: Baseline Retail Assessment




3.1

3.1.1.

3.1.2.

Stage 1: Baseline Retail Assessment
Analysis Area

Research is focussed on the town centre (the Analysis Area) and five locations we have
segmented in the town centre each with different characteristics.

Please refer to street plan in Appendix 1 showing the Analysis Area and the five
locations.

everyone [
ACTIVE
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3.2.

3.2.1.

Overall Use Distribution

Retail property dominates the town centre (units: 59.37%/floor area: 49.93%), followed by food & beverage (units: 16.93%/floor area: 8.29%).
Peckham Levels and Bussey Building are categorised as Multi-use buildings in the overall use distribution analysis.

9 3
L2 36 3 0 0 0 0 0 0 4 0 43
L3 38 3 1 1 0 0 0 1 7 1 52
L4 59 17 2 0 1 1 0 1 16 12 109
L5 55 24 2 1 1 0 5 0 12 4 104
Total 263 75 6 4 1 4 6 2 50 22 443
% 59.37% 16.93% 1.35% 0.90% 2.48% 0.90% 1.35% 0.45% 11.29% 4.96%

L1 8,116.32 3,113.48 145.16 262.8 6,508.28 | 1,326.01 61.33 0.00 2,003.53 459.33 21,996.24
L2 12,880.63 638.50 0 0 0 0 0 0 698.18 0 14,217 .31
L3 15,060.08 885.43 1,254.00 1,970.00 0.00 0.00 0.00 7,392.00** 3,097.47 320.00 29,978.98
L4 9,012.67 1,692.41 590.96 0 379.59 119.6 0 8,644.41* 719.97 1,158.55 22,318.16
L5 6,007.35 2,094.19 436.18 396.76 910 0 | 436.29 0.00 2,021.15 1,685.07 13,986.99
Total 51,077.05 8,424.01 2,426.3 2,629.56 7,797.87 | 1,445.61 | 497.62 16,036.41* 8,540.30 3,622.95 102,497.68
% 49.83% 8.29% 2.37% 2.57% 7.61% 1.41% 0.48% 15.65% 8.33% 3.53%

*Multi-use Units: Peckham Levels and Bussey Building

**Approximate floor areq, calculated using digital mapping software



w

2.2

Overall Business Size (Retail, F&B, Fitness & Leisure)

w

2.3.

Local businesses dominate the tenant mix (units:74.65% and floorspace:52.98%), many

of which occupy relatively small units. Multiples occupy significantly fewer units (19.22%)
but occupy a significant amount of floorspace (41.70%) due to the larger floor plates of
the supermarkets (Morrisons, Lidl, and Asda), and Primark.

Business Size Multiple Regional Local Total

Units 52 15 199 266

Floor Area 22,597.03 2,264.18 26,251.84 51,113.05
Units 14 6 62 82

Floor Area 2,700.57 1,032.77 4,794.67 8,528.01
Units 3 1 3 7

Floor Area 1,690.18 145.16 614.96 2,450.30
Units 0 0 4 4

Floor Area 0 0 2,629.56 2,629.56
Total Units 69 22 268 359

% 19.22% 6.13% 74.65%

Total Floor 26,987.78 3,442.11 34,291.03 64,720.92
Area

% 41.70% 5.32% 52.98%

ot
had

w

3.1

26+ branches with national representation

3 to 25 branches, 2+ in London

1 or 2 branches in London

Analysis excludes market stalls, concessions, and street food operators.

Aylesham Site Analysis

Avylesham: Tenants & Floor Areas

2A Duses 164.40 0.00 6.61 164.40

2B Nando’s | 287.60 | 111.50 7.06 399.10

3 Specsavers | 87.30 75.40 6.92 162.70

4 Card 70.30 75.10 7.10 145.40
Factory

5- Poundland | 541.00 175.80 13.97 716.80

13 (35.48
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return

frontage)
6 JD 301.40 282.10 13.49 583.50
(14.06
return
frontage)
7 EE 132.20 75.00 6.97 207.20
8 Greggs 119.50 74.30 6.86 193.80
9 Holland & | 125.30 80.20 6.97 205.50
Barrett
10 Market 51.50 169.10 13.97 680.60
Place
Peckham
n Ladbrokes | 86.80 0.00 435 86.80
1A | Wing Tai 125.40 165.8 6.54 291.20
12 Vacant | 287.50 | 15.84 287.50
14 Pak 135.40 0.00 6.41 135.40
15 Vacant | 125.70 | 7.69 125.70
15A Vacant | 79.20 | 4.79 79.20
15B | JFY 60.30 0.00 6.25 60.30
Fashion
16 Factory 90.70 0.00 6.34 90.70
Outlet
17 Image 153.70 10.31 153.70
18 Morrisons | 4,561.40 | 215.60 43.59 4,777.00
(including
entrance
and
return
frontage)
Total 7,266.60 | 1,388.40 468.40 | 111.50 492.40 9,727.30
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3.3.2. Avlesham: Use Distribution

16 21
76.19% 9.52% 14.29%
8,655.00 579.90 492 .40 9,727.30
88.98% 5.96% 5.06%
3.3.3. Aylesham: Business Size (Retail, F&B, Fithess & Leisure)

Business Size Multiple Regional Local Total
Units 9 1 6 16

Floor Area 7,078.70 680.60 895.70 8,655.00
F&B
Units 2 0 0 2
Floor Area 579.90 0.00 0.00 579.90
Total Occupied | T 1 6 18
Units
% 61.11% 5.55% 33.33%
Total Occupied 7,658.60 680.60 895.70 9,234.90
Floor Area
% 82.93% 7.37% 9.70%
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Character of the Aylesham Site &
Surrounding Areas (5 Locations)




4, Character of the Aylesham Site & Surrounding Areas (5 Locations)

41. Location 1: Peckham High Street, Peckham Hill Street & Bellenden Road Retail Park

High level of road traffic including buses travelling to and from Peckham Bus Station.

Local traders dominate the retail tenant mix (73.56% of units and 70.14% of floor areq)

Pockets of residential-led development under construction.

Peckham Library and Acorn & Gaumont House Surgery are important community/health anchors.

Peckham Pulse Leisure Centre which lies to the north of Peckham High Street is also an important community facility
Mountview Drama School in Peckham Hill Street is a new purpose built 10,365 sq. m drama school, and theatre. It includes
the Skylight Peckham restaurant, bar, and event venue as well as a coffee shop. Lidl and adjacent parking at Bellenden
Retail Park generate footfall and car-borne customer visits.

Peckham High Street: Secondary & Good Secondary close to junction with Rye Lane
Peckham Hill Street: Secondary
Bellenden Road Retail Park: Good Secondary

20




e Peckham Library
e Acorn & Gaumont House Surgery
[ ]

Lidl
e Mountview
Rear of 1-51 120 new homes (affordable) and 1 x commercial unit
Peckham High
Street (Flaxyard)
121-125 Peckham | TBC
High Street
108 Peckham High | 6 Residential units and 1 commercial unit
Street
Lidl Extension Supermarket Alteration
Sumner House & | 164 Residential units & 1 commercial unit
Flaxyard Site
Bells Garden and | 97 residential units 1 x Community centre and 1 x commercial unit
Lindley Estate
Peckham Square e LB Southwark has appointed Spheron architects to revamp Peckham Square which is adjacent
to Peckham Library and the new Mountview Drama School. Building upon the Mountview
scheme, regeneration of the square into a vibrant public space should improve the area to the
north of Aylesham and Peckham High Street.
411 Use Distribution
Retail 75 55% 8,116.32 36.90%
F&B 28 21% 3,113.48 14.15%
Fitness 1 0.7% 145.16 0.66%
1 (o)
Leisure 2 1.5% 262.80 119%
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Community 9 7% 6,508.28 29 599,
Health 3 2% 1,326.01 6.03%
Office 1 0.7% 61.33 0.28%
Vacant mn 8% 2,003.53 9.11%
Vacant Development 5 4% 459.33 2 09%
Total 135 21,996.24
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41.2.

Business Size (Retail, F&B, Fitness & Leisure)

B.U SINess Multiple Regional Local Total
Size
Units 9 2 64 75
% 8.49 1.89 60.37 70.75
Floor 2.816.03 153.56 5,146.73 8,116.32
Area
% 24.16 1.32 4475 69.62
Units 5 2 21 28
% 472 1.88 19.81 26.42
Floor

1,050.08 154.89 1,928.51 3,133.48
Area
% 9.00 1.33 16.54 26.88
Units 0 1 0 1
% 0 0.94 0 0.94
Floor 0 145.16 14516
Area
% 0 1.25 0.00 1.25
Units 0 0 2 2
% 0 0 1.89 1.89
Floor 0 0 262.8 262.8
Area
% 0 0 225 225
Total
Units 14 5 87 106
Total
Floor 3,866.11 453.61 7.338.04 11,657.76
Area
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42. Location 2: Rye Lane 1/3 Central Buildings — 26 Rye Lane, 43 Rye Lane — 47 Rye
Lane & Aylesham Centre

This section of Rye Lane is closed to motor vehicles

Predominantly retail uses.

Core location for national retail occupiers.

Morrisons and adjacent parking generate footfall through Aylesham
Centre as well as car-borne customer visits.

e Aylesham Centre’s prime Rye Lane frontage is fully occupied but
there are voids within the internal mall

e Rye Lane: Prime

e Aylesham Centre (Rye Lane): Prime

e Aylesham Centre (Internal): Good Secondary

e Aylesham Centre (Hanover Park): Secondary

e Morrisons

n/a n/a
42.1. Use Distribution

Retail 36 83.72 12,880.63 90.60
F&B 3 6.98 638.50 4.49
Fitness 0 0.00 0 0.00
Leisure 0 0.00 0 0.00
Community 0 0.00 0 0.00
Health 0 0.00 0 0.00
Office 0 0.00 0 0.00
Vacant 4 9.30 698.18 491
Vacant Development 0 0.00 0 0.00
Total 43 14,217 .31
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4.2.2. Business Size (Retdail, F&B, Fitness & Leisure)

EU SINess Multiple Regional Local Total

ize
Units 20 3 13 36
% 51.28 7.69 33.33 92 31
Floor 10,038.23 874.65 1,967.75 12,880.63
Area
% 74.25 6.47 14.55 95.28
Units 3 0 0 3
% 13.04 0.00 0.00 7.50
Floor 638.50 0 0 638.50
Area
% 4.72 0.00 0.00 4.72
Units 0 0 0 0
% 0.00 0.00 0.00 0.00
Floor
Areq 0 0 0 0
% 0.00 0.00 0.00 0.00
Units 0 0 0 0
% 0.00 0.00 0.00 0.00
Floor
Areq 0 0 0 0
% 0.00 0.00 0.00 0.00
Total
Units 23 3 13 39
Total
Floor 10,676.73 874.65 1,967.75 13,519.13
Area
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43.

Location 3: 26A — 76 Rye Lane, 51-57 — 123 Rye Lane, Holly Grove, Peckhamplex &
Peckham Levels

Rye Lane

Section of Rye Lane between the junction with Hanover Park and the
entrance to Peckham Rye Station at Station Way.

Predominantly retail uses.

High proportion of multiple retailers (78.57% of units and 76.32% of
floor area).

Primark is a key anchor at the Hanover Park junction.

McDonalds occupy a busy standalone unit between EIm Grove and
Holly Grove.

Rye Lane Market provides approximately 54 stalls including household
goods, clothing, and food produce.

Market stalls operate in Moncrieff Place and Holly Grove.
Peckhamplex, an independent six screen cinema, set off Rye Lane in
Moncrieff Place, is a key leisure facility and contributor to the night-time
economy.

Arches for retail and F&B uses sit below the railway line adjacent to
Peckhamplex and Peckham Levels.

Peckham Levels

Peckham Levels is an important creative, commercial, leisure, and
community hub that draws visitors from a wider area.

Sits behind Peckhamplex within a former 7 floor carpark.

Can accommodate over 100 local and independent businesses
including designers, makers, artists, social enterprises, and F&B
businesses.

Rye Lane: Prime
Peckham Levels: Secondary

Peckham Levels
Peckhamplex
Primark
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Rye Lane Market
McDonalds
Iceland

n/a

n/a

431. Use Distribution

Retail 38 73.08 15,060.08 50.24
F&B 3 577 885.43 2.95
Fitness 1 1.92 1,254.00 418
Leisure 1 1.92 1,970 6.57
Community 0 0.00 0 0.00
Health 0 0.00 0 0.00
Office 0 0.00 0 0.00
Multi-use 1 1.92 7,392.00 24.66
Vacant 7 13.46 3,097.47 10.33
Vacant Development 1 1.92 320 1.07
Total 52 29,978.98

*Multi-use: Peckham Levels — contains 7 x F&B, 3 x retail and 1 x fithess

43.2.

Business Size (Retail, F&B, Fitness & Leisure)

B.U Siness Multiple Regional Local Total

Size

Units n 5 22 38

% 25.58 11.63 5116 88.37

Floor 6,459.07 631.58 7.969.43 15,060.08
Area

% 33.69 3.29 41.57 78.56
Units 2 0 1 3

% 4.65 0.00 2.33 6.98

Floor 750.56 0 134.87 885.43
Area

% 3.9] 0 0.70 462
Units 1 0 0 1

% 2.33 0.00 0.00 2.33




Z'°°r 1,254.00 0 0 1,254.00
read
% 6.54 0.00 0.00 6.54
Units 0 0 1 1
% 0.00 0.00 2.33 2.33
Floor 0 0 1,970.00 1,970.00
Area
% 0.00 0.00 10.28 10.28
Total
Units 14 5 24 43
Total
Floor 8,463.63 631.58 10,074.30 19,169.51*
Area

*Excludes Peckham Levels

4.3.3.

4.34.

Peckham Levels

Peckham Levels consists of approximately 7,392 sq m, we do not have individual floor
areas for internal units formed from the former car-parking spaces. For the purposes of
our analysis we have assumed individual units to be 12 sq m. Occupier types recorded
on Peckham Levels’ website are as follows.

Retail 3
F&B 7
Fitness 1
Workspace 57
Total 69
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