1

Introduction and Project Brief
Network Rail, working in partnership with Southwark Council
and the Mayor of London, are making plans to significantly
improve the area around Peckham Rye Station, to the front and
to the rear.
This major regeneration project is part of a broader programme of works to
revitalise the station, but does not include restoration work to the station itself,
which is a separate project.
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The drawing and table below set out the basic principles of the local planning
policy for the site. Following extensive public consultation the PNAAP has
undergone significant assessment and is in the main approved, the final
Figure 32: PNAAP 6 Peckham Rye Station
document
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in the Summer. It has therefore significantly informed
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Todays event is a design consultation to explain the concept design and
invite community feedback on the proposals. This means that it presents the
architects’ response to the brief that we have been set by our client
Network Rail. This design response has also been influenced by factors such as
local community views, planning policy (the rules for what can and cant be done
in terms of local development) and the physical character of the site.

We have been asked to develop designs to transform the setting of Peckham
Rye Station. The site we have been asked to look at is defined by the red line in
the aerial photo to the right. We are required to make a full planning application
for this in Spring 2014. A full planning application involves detailed designs for the
exteriors of all buildings and the public spaces in between them.

Beautiful old
station building

• Improvements to the area immediately in front of the station, to make
it work better and be more welcoming to both local people and station
users, and to make the historic station building more of a focal point.
This would involve removal of the existing arcade buildings and the creation
of a public forecourt or square alongside some new buildings to house
commercial and cultural activity.
• Improvements to railways arches and to spaces to the sides and
rear of the station, again to create more attractive and useful public
space, and to offer buildings that can support and help stimulate an
appropriate range of commercial and cultural activity. Much of the space
to the rear (in Dovedale Court) is currently vacant or underused. This aspect of
the redevelopment will help replace commercial space lost by the creation of
the square at the front.
Please note that:
• Blenheim Court - the westernmost set of arches between the railway viaducts
next to Bellenden Rd – is not part of the proposed redevelopment area.
• Although there are plans to improve the station building (including the addition
of lifts), these are not part of this particular project.

Station building must be respected and
ideally enhanced as a
heritage asset
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We have been asked to draw up proposals for :

Station platforms
- offer potential
views of and useful
surveillance over
public spaces

Railway line
- noise from
trains/ physical
barrier

our approach to the re-design of the site.

It responds to long-established local desire to improve the station setting, in
particular through the creation of a useful and attractive public ‘square’ in front
of the station. Improving the station and its surrounds is documented as a key
aspiration, with overwhelming public support, in the Peckham and Nunhead Area
Action Plan (PNAAP) – planning policy (rules and principals) for the evolution of the
local area that must be followed in any development project. This plan has been
developed in close consultation with local people.

What is the design teams brief?

Conservation Area: requires
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to the area’s historic character.
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Business
use (Class
B1), retail
useStation
(Classes A1/ A2/ A3/ A4), public square.

Other land uses that
would be accepted

Community/cultural/leisure use (Class D), residential (Class C3).

Phasing and
implementation

Site specific guidance

2011-15

2016-20

Vibrant High
Street - full of
character to be
built upon

2021-26

Railway viaducts
- dominant physical
structures that must be
designed around

View of station re-opening the view
and creating a new
significant space on
the high street

Narrow site - constrained
by pavements and railway
viaducts; limited opportunities
for public space and planting
as well as buildings.

Strong, visible
corner - opportunity
to use this as a focal
point; good retail
potential

We are working with Network Rail, Southern Railways and the Greater London
Authority to deliver this important project.
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Development should conserve or enhance the historic character of the listed
179
station building and the surrounding conservation areas and listed and locally
179
listed buildings.
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Context diagram highlighting some of the ‘constraints’ and ‘opportunities’ of the site.

railway lines

PNAAP 6: Peckham Rye Station (p178)
We are making this designation because
Peckham Rye Station is one of the main arrival points into Peckham and Nunhead, with an estimated two
and a half million people using the station each year. This is likely to increase as new development is built in
the town centre and with the arrival of the London Overground network in late 2012.
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Please do take the time to complete a feedback form.
This ensures that we can rigorously document and
understand what you tell us, and not rely on interpreting
informal conversations.

be an appropriate character (look and feel) for any new buildings on the site.
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Southwark Rail Users’ Group, Bellenden Residents Group and Friends of the Old Waiting Room. Funding has
the site, the design brief, planning policy, established public desire for a forecourt
been secured for improvements to the station and its surroundings, as set out in section 7 of the AAP.

local list (such as All Saints Church) on Bleinham Grove and Holly Grove, and the two conservation areas
covering the proposals site. Development should also seek to improve linkages to Rye Lane through the new
public space, and north and south to Holly Grove and Bleinham Grove. Development should also look to
improve the outlook onto Holly Grove Shrubbery.

Improving the Area Around Peckham Rye Station
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Development of this site should consider the opportunity to develop a market
at the rear of the station building.
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Development at Peckham Rye Station should include the creation of a public
square in the forecourt of the station.

If you would like any help completing your form, just let
us know!
Feedback received by Sunday January 26th will be used
for the Event 2 report, however feedback is welcomed on
an ongoing basis as described on board 9, and as part
of the statutory planning application process.
Station c.1880
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Feedback from last time....
1.

This board is a summary of the key points of
feedback on the project site.
This is generated from the valuable feedback received from the pre-design
consultation in 2013 where we asked you:

2.

3.

You liked the idea of opening up Dovedale Court to the rear of the station to
provide creative and commercial activity space.

You queried whether Bleinheim Grove was an appropriate location for 		
housing.
9.
You pointed out that living spaces inside these properties might not be pleasant,
that residents would be right next to the noise of the railway, and that new 		
residents might complain about evening activity in the area. These are all fair points,
and we are no longer proposing housing on this part of the site.

• What you thought we should consider when drawing up design proposals.

4.

You were concerned about the impact of a tall building on the corner of Rye
Lane and Blenheim Grove.
You felt that a tall building might be out of character with the rest of the area, might
overshadow any new public space in front of the station, and might make Rye Lane
feel more congested and unsafe. The current scheme still proposes a taller building
on this corner, but one of only 6 stories. This responds to the more busy urban 		
character of Rye Lane and, along with a 6 to 7 storey building on the corner of Holly
Grove and Rye Lane, provides a ‘frame’ to the station site and is offset by the new
Station Square and improvements to the station setting that the scheme will also
deliver. Planning policies afford site specific justifications to be taken into account
for taller buildings based on local context, townscape and quality of design.

Throughout the display grey edged bubbles provide further
important information that has influenced or is relevant in
development of the concept design proposal.

What you told us last time.......

You asked what provision was being made for local businesses, concerned
that they might be negatively affected by the redevelopment.
Board 4 presents the approach to commercial and cultural activity on the site in
more detail. In terms of design however we, as architects, have simply been 		
asked to provide buildings and spaces that could accommodate a diverse 		
range of such activity. Decisions regarding who takes on the leases of these 		
buildings, and what happens there, are not part of the design development 		
process. Network Rail developments typically have a high proportion of local, SME
(Small and Medium Enterprise) and independent traders and we or Network rail
don’t see this development as being any different.

This idea has been taken forward in the concept design.

• What you liked and didn’t like about our initial ideas for the site’s
redevelopment.

Throughout the display green edged bubbles explain the specific
areas where community opinion has had a significant influence
in the development of the concept design proposal.

8.

This idea has been taken forward in the concept design.

• What should be changed about the site.
• What is special about the site now.

You liked the idea of a significant public square in front of the station.

5.

You asked whether the development could happen in multiple phases, 		
rather than all in one go.
The development itself is likely to happen in more than one phase e.g. it may 		
be that Network Rail develops one block at a time, and this may well involve 		
different developers and different design teams. However, it is important in the first
instance to produce a coherent and non-piecemeal approach to the site that 		
holistically considers the relationship of individual areas to each other, and the 		
overall impact of the redevelopment on the station and the local area. A convincing
and well-rounded proposal is required in order to gain planning permission. 		
For that reason the design of, and planning application for, the site are being 		
prepared as one project by one architect. We’d be interested in knowing if you feel
there are particular aspects of the scheme that ideally would be prioritised, but we
can’t guarantee to follow that, as other factors will also influence phasing.

We received a tremendous response to the first focused phase of consultation,
with over 180 people sending in feedback. Key points and big picture findings are
concisely summarised here i.e. points that were made or questions that were
asked by a significant proportion of respondents.
The detailed findings report is available at www.peckhamryestation.com. There
are also some copies here today.

6.

You asked whether the development had to happen so quickly.
Although this stage of the design development is happening at a relatively efficient
pace, it is only able to do so because discussion and consultation on the future of
this area has been happening for a long period of time. The principles of the local
Area Action Plan (see Board 1) provide a strong steer for what can and should 		
happen on the site, and the proposed scheme closely follows these. This existing
policy is very useful, as it allows us to take advantage of funding that is available for
the regeneration of the station area. This funding has to be used by a fixed 		
deadline, so requires us to be able to work quickly and efficiently.

7.

You asked whether any of the existing buildings could be kept, rather than
everything being redeveloped.
The site requires comprehensive development to accommodate future 			
improvements to the station including new lift access points and improved 		
circulation around and between the station, new station square and Dovedale 		
Court.

Improving the Area Around Peckham Rye Station

You emphasised the need to accommodate creative and cultural activity,
not just shops.
This is certainly the intention. Again, as architects, we have been asked to design
spaces that could accommodate a range of activity. The details of this will be 		
developed at a later date. Network Rail is landlord to a high proportion of local, 		
SME and independent traders. Cultural activities could also take place in the public
spaces being provided (eg event days) provided this is properly managed to 		
safeguard the station operation. Such activity doesn’t necessarily need a lease		
area of its own.

10. You emphasised the unique character of the area – both historic and 		
contemporary - and asked that this be carefully considered and hopefully
enhanced by any proposals.

14. You asked whether public toilets could be provided.
Public toilets are not being provided as part of the current scheme. However, 		
the Council and Network Rail are aware of local desire for these. Although 		
there is no statutory requirement for local authorities to provide toilets, 			
Southwark provides them as a contribution towards the key strategic priorities 		
of a cleaner greener borough and cutting crime and the fear of crime. Funding 		
for providing and maintaining toilet facilities is limited, and therefore the council 		
has implemented a public conveniences’ strategy to maximise toilet provision 		
while minimising costs. In summary, the strategy ensures that:
- All existing council public toilet facilities are more effectively used.
- Resources provided by others provide part of an overall public toilet offer in 		
		Southwark.
- All toilets that are not Disability Discrimination Act 1995 (DDA) compliant or 		
subject to above, or do not have a near viable alternative, are closed or removed.
- Signposting is enhanced for all toilets (in accordance with British Toilet 			
Association and Disabilities Discrimination Act recommendations) including 		
mapping on the Southwark website.
By opening and signposting public toilets in council buildings and private facilities
when we have the owners’ consent, the toilet provision has increased from 17 in
2005 to 34 in December 2013. Rye Lane already benefits from one of only two
Automated Public Conveniences in the borough with this located in Atwell Road.
This, along with the toilets that are available within the railway station should 		
mean that there is sufficient public toilet provision in the area.
15. You asked for more and wider consultation.

We agree that this is important. We aim to maintain and enhance the original 		
station architecture – building, viaduct and arches – with the proposals, and to
retain the views from the raised platforms. Buildings and public spaces have 		
been designed to accommodate community and cultural activity alongside shops
and businesses. The precise character of the architecture (its look and feel) is being
developed now, and we ask for your views on Board 7.
11. You felt that the area could be improved by being made cleaner, safer and
less cluttered.
We have worked to address this by opening up the space in front of the station,
opening up space to rear of the station, and making better connections between
these and the wider local area. Better quality, less cramped public spaces and 		
buildings should be easier to clean and maintain, and remove dark hidden spaces
where crime can happen.
12. You raised concerns regarding anti-social behaviour in the area, and did
not want to see this increase .
Designing more open, less cramped and better lit public spaces helps remove dark
corners and narrow passages where anti-social behaviour such as urination tends
to happen. Although the precise nature of businesses and activities occupying the
new buildings is yet to be determined, we are aware that – although people close
to the site are broadly supportive of ‘evening economy’ activity such as bars and
cafes – they are less enthusiastic about the idea of night-time activity such as clubs,
and are keen that all of this activity be located sensitively with regard to housing so
as to minimise disturbance.
13. You emphasised the need for the development to be carefully connected
into the wider local area, with particular emphasis on the relationship to
Rye Lane.
We have aimed to do this not only be opening up a large public space in front of
the station giving some ‘breathing space’ to the tight pavements of Rye Lane, 		
but by placing an emphasis on clear useful routes, and on smaller areas of useful
public space elsewhere in the development.

Although it is not possible to extend the length of the programme, we have 		
listened to your views and ensured that– as we enter this second focused 		
phase of the consultation period – we (a) have publicised the opportunity 		
to contribute to a wider cross-section of people, (b) have offered more 			
opportunities to contribute (more and longer events and places to view the 		
designs) and (c) are conducting parallel outreach work with specific local groups
who were under-represented in the pre-design consultation. We have listened 		
to your concerns, reviewed the programme and propose a third drop in event 		
to feedback from event 2 prior to applying for planning permission. We will 		
present the final proposals along with detail of how community opinion has 		
influenced the design.
The following additional questions were asked during the first focused phase
of consultation:
16. Does the project only involve Network Rail land or are other landowners
involved?
The site is entirely Network Rail freehold land. However, many of Network Rail’s
tenants do have long leases and Network Rail and Southwark Council is talking to
them individually.
17. Who will be responsible for managing and ‘curating’ any new public 		
spaces created?
It is envisaged that the land will remain in Network Rail ownership. However 		
there is scope for agreement with the Council to make it available for public 		
uses, events etc as long as this is via a proper management regime and 			
operational/safety issues are safeguarded. For example, it is important to keep a
clear area outside the station in case an emergency evacuation is ever required.
18. What is going to happen to the station building itself? When will this take
place?
Projects that include Access for All (AFA) to provide lifts to each platform, Billiard
Room renovation and facade lighting are all ongoing. The AFA application is 		
expected to be made shortly led by the station operator Southern Railway.
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Feedback from last time....
This board is a diagramatic
summary of a number of the
key points of feedback on the
project site.

The site from Elm Grove
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Existing station arcade to Rye Lane

Hidden station facade

Blenheim Court does not
form part of the project site

You told us that new
business spaces should be
of an appropriate scale for
Peckham and have flexibility
to maintain the cultural
qualities of existing premises

Dovedale Court looking west

Corner of Rye Lane and Blenheim Grove

You asked us to consider improved
access to Dovedale Court and the
potential for public space to be used
for community events and possibly a
market

Development must respect,
conserve and enhance the
Holly Grove and Rye Lane
conservation areas and
listed building settings

Platform 1 + 2 from Blenheim Grove

You asked us to consider the
value of the Holly Grove green
spaces and their relationship to
the proposals
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The project design brief is to redevelop
the buildings around the station in
accordance with the PNAAP 6 site
designation and guidance
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You asked us to consider
the historic character of the
viaduct arches that should be
enhanced and respected
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You told us that the Blenheim
Grove yards adjacent to the railway
viaduct are not considered to be an
appropriate location for housing as
suggested in the concept massing
study prepared by previous architects
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You told us there is over-whelming support for the
creation of new public square to the front of the
station and potential use for community activities
and events. Removal of the unsightly and dirty
arcade building will facilitate this.

All Saints
Church

You asked us to consider the use good quality
materials.

You asked us to consider the
importance of views from the
station platforms to Dovedale
Court and Blenheim Grove

Existing pedestrian / vehicle
access
Buildings to be removed
as part of redevelopment
proposals

The project design brief is to redevelop
the buildings around the station in
accordance with the PNAAP 6 site
designation and guidance

Diagram of existing site highlighting key areas of
community influence taken into the concept design

Improving the Area Around Peckham Rye Station

You told us there is significant
support to see the station
architecture restored and
enhanced in the new design

The station building does not
form part of this project brief

You asked us to consider
improvements to congested
spaces, connectivity, lighting
and removal of visual and
spatial clutter around the
station area
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Commercial Activity
2. What kind of businesses and retail will be encouraged and 			
accommodated in the new development?
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Business - Retail

• Overall, Network Rail are largely replacing the volume of commercial
floorspace in their approach to the redevelopment, not the tenants directly.
For the station square Network Rail are replacing the current arcade
building with approximately the same amount of commercial floorspace,
but it will be repositioned to either side of the new square adjoining the two
viaducts so that it frames this new public space.

Network Rail and Southwark are keen to support creative, cultural and
community activity in the area, so have asked us to design buildings and
spaces that could accommodate a broad range of possible occupants. There
is a particular focus on small units, and on making good use of the existing
arch and viaduct infrastructure. They have therefore provided some relevant
information here about likely future use and activity.
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• Network Rail are keen to support and accommodate the kind of creative
and cultural activity that is already present on the site. The proposed new
flexible properties on Blenheim Grove, and in Dovedale Court are likely to
be particularly suitable for the creative sector.

There was concern that this might be disrupted by the arrival of major chain
stores, by increases in rent or by removal of useful space.

Business - Offices/Light Industry
Storage
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Arts/Creative
Church
Mixed (upper floor or subdivided units)

This selection of images shows examples of
Network Rail’s small independent business tenants
that include a bar and cafe, florist, bookshop, pool
club and pop-up market.

1. What will be the implications of redevelopment for existing businesses
and cultural activity on the site?

Vacant
Unknown
Existing ground floor plan showing distribution of
existing tenant uses by type.

• All existing tenants have been made aware of redevelopment plans, and
offered assistance in thinking about their future. This involves help in
finding an appropriate replacement property where applicable. Network
Rail’s portfolio manager Gurpreet Tank and Southwark Council’s business
advisors GLE have approached all businesses to discuss possible future
options and offer support, and will keep them aware of plans as these
evolve. (Contact details both for Gurpreet and for Liam Hickey at GLE are
below.)

francoiS BouTeMy, INSIGHT Tour
SiMulacra STudio,
BarringTon road, BrixTon

Capital
letters

Tell us about your business.
We provide studio space for companies, bands and
photographers who wish to hire an area for shoots. We also
offer product photography for online firms that we carry out
in-house.

• Some disruption is inevitable as part of redevelopment. However conditions
on hours of construction and Environmental Health regulations will ensure
physical disruption is minimised to reasonable levels.
• It is important to note that Blenheim Court, location of a number of creative
businesses, is not being redeveloped , in line with current revisions to the
local planning policy to protect creative activity in that zone.
• The graphic material opposite demonstrates the current activity on the site.
THIS MUCH I KNOW

nigel SMiTh,
SpoTS & STripeS,
eWer STreeT,
SouThWark

What are you most proud of?
Tell us about your business.
the fact we are able to attract big clients who come to us
My pool club is the result of a
Team
Took THe opporTuNITy
based on the quality of our work. it’s THe
nice InsIght
to know high
profile
misspent youth. i was a pool
companies are not afraid to come to south
london
and
that
player as a kid and i’ve owned a
To vISIT
Some
of
THeIr favourITe HauNTS
we don’t have to be based in the city to be a success.
pub over the road for more than

• Although no decisions will be taken about tenancy of the new buildings and
spaces until designs are complete and development and lettings strategies
confirmed, please do give Gurpreet your contact details if you wish to
receive information about leasing units once this is available.

Liam Hickey (for Southwark Council)
Business Advocacy Expert, GLE Group
10-12 Queen Elizabeth Street, London SE1 2JN
T: 020 7940 1526; 07748 328835
E: liam.h@gle.co.uk
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Many of you asked questions and raised concerns about possible future
occupation and use of the site. You stressed to us the unique nature of
Peckham’s existing local economy, with many small creative and cultural
businesses and organisations not only occupying buildings and arches on
the site – taking advantage of relatively affordable rents and flexible spaces
– but also contributing to the cultural life and character of the area. Likewise,
some of you emphasised the role of culturally-specific businesses such
as hairdressers and food shops in creating character and offering vital
community resources.
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• Current use and occupation of spaces on the site
• Possible uses and tenants of the redeveloped spaces
• Implications for existing tenants and buildings

74a

• Network Rail tends to be a landlord of small and medium-sized businesses,
and of independent businesses, and they envisage that this will continue
to be the case at Peckham Rye. The intention is not to move in significant
amounts of major chains. They have provided an example here of tenants
who have recently taken premises with them on similar sites. If you were
to walk down the railway line from London Bridge towards Peckham you
would see that almost without exception tenants are made up of small and
independent businesses. Network Rail tend only to locate chains in the
major London termini.

It looks at:

Gurpreet Tank
Network Rail Property Operations Manager
6 Burrell Street, Southwark, London, SE1 0UN
T: 07711 602054
E gurpreet.tank@networkrail.co.uk
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This board addresses some of the questions
you have raised about possible future activity
on the site.

arouNd LoNdoN.

Who are your customers?
the unique layout of the arch helps us to attract a diverse
client base, including big names in the fashion and music
industries. ralph lauren, Net-a-porter and NMe have all shot
at simulacra.

ali Shan,
caTWalk,
aTlanTic road,
BrixTon
Tell us about your business
this is the biggest cosmetic,
wig and hair shop in the
UK. the business has
expanded enough in the
last few years to warrant
splitting the shop into three
different departments
and we’ve used the space
of the property to our
advantage. We’ve packed
it to the rafters.
What are you most
proud of?
the cultural diversity of
my staff. Having people
from so many different
places around the world
makes our customers feel
at ease.
Who are your customers?
We primarily sell to
afro-Caribbean people,
but also try to cater for
the varying cultures of
Brixton by stocking things
like Brazilian hair products
and west-european
merchandise.

How long have you been at this location?
We moved into the arch in October 2012, after spending six
years sharing a nearby arch with a community art group. We
decided we needed more space and spent 18 months looking
for a suitable location.

What is your business
philosophy?
i believe in working hard
and constantly expanding.
i want people to feel
comfortable when they
shop, which is why all of
my staff are very diligent
and dedicated to offering
great service.

What do you like about your Network Rail property?
the arch’s high ceiling makes it perfect for a photographic
studio, as the space is very versatile. We are hoping to make
use of the space and an existing ceiling light rig to move into
the niche field of suspension circus photography.

What do you like about your
Network Rail property?
the arch is very easy to
maintain and it was also
easy to expand into the
arch next door when i felt
my business was ready to
grow. Network rail has been
very supportive and helpful
for the five years we’ve
been here so far.

What is the best thing about the area?
i moved to Brixton in 1998 when i left France and have always
loved the diversity of the area. there is a great mix of people,
with many accomplished artists and creative individuals
based in Brixton.
www.simulacrastudio.com

call: 020 7737 7885
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A big reputation means
big business.
This is definitely true of
Lavender Green florists,

and maintain this lofty image? He told
Insight…
You’re only as good as your last job.

presented and don’t mind going out of
their way to help clients. This improves
the overall customer experience. We
want to go the extra mile just like them.

Who are your customers?
at lunchtime and early evenings
i get the local business clientelle.
later at night i get lots of players
from the local leagues. On a Friday
night we turn on the music and
create more of a place to come to
socialise. it’s a great mix.
What is your business philosophy?
i think good customer service is a
dying art in this day and age. too
many big companies get lost in it
all. i want to make sure that my
customers come in and are made
to feel welcome. i love a good bit
of banter. a friendly atmosphere
relaxes people.
What do you like about your
Network Rail property?
an arch is an ideal space for a
pool club because it’s so open and
there are no obstacles to putting
tables for people to comfortably
play on. the ceilings are high and
it feels airy as well. there’s not an
enclosed feeling.

What’s the best thing about
the area?
the people of Brixton are
brilliant and, because the
area is so culturally diverse,
we’re in the perfect place
for many customers. the
trends are always changing
around here, which
means there are plenty of
opportunities to expand
what we offer.
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10 years. i always wanted to create
a decent pool venue for london.
the one thing i wanted to steer
away from was the dark and dingy
perception. this is more funky and
relaxed.

a lot of them write reviews online and
Önder Sahan,
tripadvisor is full of positive feedback.
ev,
How long have you been at
iSaBella
STreeT,
The existing
tenants within
the boundary of the redevelopment site
this location?
SouThWark
We began nearer Waterloo on the Cut

Shivaun WoolfSon and
franceS Tay,
WoolfSon & Tay,
Bear lane, SouThWark

include the following use types presented by number and percentage.

Tell us about your business.
We aim to provide the best anatolian
turkish cuisine available, using the
best quality, freshest ingredients and
we only use olive oil. everything is
cooked and prepared freshly on the
premises every day to traditional
recipes.

Source : Southwark Council Jan 2014. (This information is correct to the
best of our knowledge and understanding).

Tell us about your business.
this is our dream bookshop we’re sharing
with customers: new books we hope you’ll
love, classics you’ve always meant to read, a
coffee shop, author talks and even saturday
morning t’ai chi classes. We’ve only recently
opened here, after nearly three years in
Bermondsey square.

Use *

What are you most proud of?
all our chefs are trained by me and
they produce excellent, healthy
food. We’re proud that people come
back and tell their friends about
us. ‘ev’ means home in turkish and
we’re proud to create a welcoming
environment.

Business - Retail

What is your business philosophy?
it is all about creating an experience, rather
than focusing on the retail element. We
are bringing authors in for readings, talks
and performances to foster a creative
environment and develop a community
spirit in the process.
What do you like about your Network Rail
property?
even though we are not on the main road,
the building has a certain charm. it’s good to
be in such an unusual building. people have
been extremely positive about the space and
it feels as if we’re already becoming part of
the community.

What is the best thing about
the area?
i’ve seen the se1 area change over
the past 10 years. it used to solely
be a business district but a lot of
high-class residential premises
have gone up. it’s one of the most
up-and-coming areas in london.

What’s the best thing about the area?
We love the mix of exciting new businesses
and some long-established residents. Our
special offers, coffee and cakes and
interesting books and events are filling a gap
and we are being warmly welcomed into the
community.

www.spots8stripes.com

www.woolfsonandtay.com

20%

the best thing about the area?
Business/Light IndustryWhat’s
6
the people are so friendly around here

14%

and we are keen to stay. it’s not too
Café/restaurant/pub/bar
touristy, despite the Old and Young Vic5

11%

Vacant

Church

What are you most proud of?
the history of my business. i’ve
got so much experience to draw on
and i use that to recommend the
right product for every customer.
Who are your customers?
saturdays are always heaving with
market-goers and Brixton is an
explosion of culture, so we have
people from all over the world
looking for a product that suits
them. Fresh fish isn’t something
younger people typically buy, but
cooking from fresh is becoming
summer
2013 //
// INSIGHT
INSIGHT //
// 05
09
WINTer 2012

%
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Arts/creative

Tell us about your business
My family has been selling fish
here since the 1930s and we are
one of the freshest fish-selling
shops in the area. We specialise in
quality, local fish from Cornwall
and the south coast.

Number

30%

Who are your customers?
people who live or work near
southwark – and their friends! We
encourage our guests to tell other
people if they’ve enjoyed coming to ev.

lorne MaSh,
MaSh and SonS
fiShMongerS,
aTlanTic road,
BrixTon

What do you like about your Network
Rail property?
i love the property – it’s a beautiful
building, with high ceilings and
beautiful brickwork. We’ve decorated
the walls with lots of historic
photographs from istanbul, some of
which are people from my family!

13

Storage

What are you most proud of?
We are creating a cosy, intimate and eclectic
environment in what is an unusual and
potentially challenging space. the result is
a quirky but very charming neighbourhood
bookshop and cafe, open, light-filled but also
warm and inviting.
Who are your customers?
We have some regulars who knew us in our
old premises and we are gradually
welcoming more and more of the local
community. it’s an interesting mix of
businesses and homes in the area and we’re
beginning to recognise our regulars.

in 1999 and have expanded into more
than 15 restaurants. at isabella street,
we have a deli/bar and restaurant and
have been here since 2003.

just around the corner. there’s lots of
local residents and businesses and i
love welcoming them as my guests.

4

9%

3

7%

2

5%

2

5%

44

100%

www.tasrestaurants.co.uk

Unknown

popular again and it’s the perfect
opportunity for people to impress
their other halves. if a customer
wants the whole nine yards like
that, i’m happy to go the extra mile
with buttering and filleting the fish.

Total

* This is based on permitted uses from the tenancy agreements.

What is your business philosophy?
i try to provide the best quality of
fish i can at any given time, at a
price that’s right.
What do you like about your
Network Rail property?
it’s consistency. i’ve been in this
arch cooking crabs and loading fish
since i was eight years old and the
artwork my grandfather designed
on the wall tiles in the 1930s is still
there. it really is all i know.
What’s the best thing about the
area?
Brixton has a certain buzz around
it and i think that’s because of its
diversity. i’ve seen trends come and
go but there’s always something
new around the corner.
call: 020 7095 9343
summer 2013 // INSIGHT // 07
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Design Proposal
This board sets out our ‘key’
moves and strategies that
make up the concept design
and massing.

Blenheim Court does not
form part of the project site

This is based on:
The brief from our client Network Rail, with 		
support from the GLA and Southwark Council
based on regeneration objectives.

2.

Existing and emerging policy.

3.

Key stakeholder and community feedback 		
from Event 1.

4.

Constraints and opportunities.

SUN

Holly Grove
ground floor commercial units with
residential apartments above in new
stepped 4-5 storey building with
primary aspect to Holly Grove park

architectural character
of Dovedale Court
railway arches expressed
through extensions with
transparent frontages

El

1.

Anchor Building provides
new commercial premises and
flexible connected space to
arches- possibility for first floor
terrace

m
ve
ro

G

5.

Ho

Key Moves:

lly

Bl

Heritage benefits of opening views to and the
setting of the listed station, and operational/
station user benefits of improving circulation
and access around the station.

Main elements of the proposal are listed below. More
detail on these decisions, and the reasons for them, are
presented in the drawing on the right.

en

he
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ov

e

Gr
ov

e

Blenheim Grove
2 storey artisan and retail studios
with outside yard spaces and access
from the street provides small scale
and flexible workspaces for creative
businesses
ne

• Creation of a new public square in the station
forecourt and removal of existing arcade building.
• Repositioning of the entrance arches leading to
and from the new station public square.
• Remodelling of Dovedale Court (i) as a public
space that can be used for community activities and
(ii) to provide improved small scale commercial
units in the railway arches. The front additions to the
Dovedale units improve flexibility of the internal space
and can be seen currently with businesses occupying
adjacent units.
• New commercial building at west end of
Dovedale Court linking to viaduct arches.
• New additional entrance to Dovedale Court from
Blenheim Grove, including creation of a small plaza
facing All Saints Church.
• Redevelopment of spaces immediately
surrounding the station including the north and
south corner buildings facing Rye Lane, no. 4 Holly
Grove and no.12-16 Blenheim Grove.
• New small flexible business units on Blenheim
Grove to the south of the railway viaduct.
The design aims to respond to the unique historic
character of the site, its architecture and heritage, as
well as to the evident cultural vibrancy at the centre of
Peckham.
Height, scale and massing of proposed buildings
aim to make a positive insertion into the surrounding
townscape. Corner buildings are taller facing onto
Peckham Rye where the streetscene is busier and
buildings have increased height. Scale then reduces
along Holly Grove and Blenheim Grove in response
to lower (predominantly 2, 3 and 4 storey) residential
buildings further west.

Holly Grove / Rye Lane
ground floor (possibly first)
floor commercial units with residential
apartments above in taller
‘corner’ building 6-7 stories

e

Ry

Blenheim Grove
spacing of artisan studios at alternate
arches ensures views and surveillance
from station platforms to the street is
maintained and the architecture of the
viaduct remains a visible element in the
streetscene
residential units were considered in
this location but not developed due
to the depth of the site, proximity to
the station platforms, views, housing
policy requirements and response
to community concerns- all making
the design of quality housing overly
challenging in this location

W
S

E

Holly Grove / Rye Lane
potential for creative elevation
design or lighting installation
to building facade facing
railway and public square

All Saints
Church
Blenheim Grove
creation of new public space
‘Church Place’ with entrance
through arch to Dovedale Court

Blenheim Grove / Rye Lane
ground floor commercial units with
residential apartments above comprising
4-5 storey stepped massing to mediate
scale into Blenheim Grove

N

La

View from station platform

Station Square
Architecture of listed station building
revealed as the back drop to the new
public square by removal of the existing
dilapidated arcade building

Full arch entrance to Station Square
improves visual connectivity- the
new arch opening is located one
arch closer to Rye Lane from
the existing restricted ‘half’ arch
condition

Station building

Upper floor residential accommodation
(1, 2 and 3 bedroom units)
Commercial
accommodation
View of proposed design looking north west

Improving the Area Around Peckham Rye Station

Blenheim Grove / Rye Lane
ground floor (possibly first)
floor commercial units with residential
apartments above in new 6 storey
‘corner’ building

Station Square
new hard-landscaped ‘civic’ public
square with transparent frontages
to commercial spaces allowing
the railway viaduct arches to be
expressed within
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Design Proposal
This board sets out our ‘key’
moves and strategies that
make up the concept design
and massing.

SUN
ne

This is based on:
1.

The brief from our client Network Rail, with 		
support from the GLA and Southwark Council
based on regeneration objectives.

2.

Existing and emerging policy.

3.

Key stakeholder and community feedback 		
from Event 1.

4.

Constraints and opportunities.

5.

ye

Blenheim Grove
creation on new public
space ‘Church Place’
facing onto All Saints
Church

La

R

Blenheim Grove
3 storey commercial building
facing onto Church Place
and further mediating scale
along Blenheim Grove
All Saints
Church

Heritage benefits of opening views to and the
setting of the listed station, and operational/
station user benefits of improving circulation
and access around the station.

Dovedale Court
new hard landscaped public
space lined with small business
units creating a vibrant and
attractive space
Active shop fronts
provide animation at ground
floor and on the approach to
the arches leading to the new
square with the opportunity to
design small insets to maximise
footpath space and reduce
congestion

views from platforms
and trains maintained and
enhanced looking down into
Dovedale Court

SK3
SK2

Bl

en

SK1 Sketch view from Elm Grove looking east

new full arch
cleaner well lit pedestrian route
with adjacent commercial units
connecting to Station Square
moved one arch east of existing
arch to enable efficient planning
of residential floors above

he

im

G
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v

e

SK1
E

N

S
W

SK3 Sketch view east along Blenheim Grove

View of proposed design looking south east
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e

Commercial
accommodation

v
ro

Upper floor residential accommodation
(1, 2 and 3 bed units)

e

G

Station building

Gr
ov

m

View from station platform

lly

El

SK2 Sketch view looking south along Rye Lane

Ho

Holly Grove
stepped building mediates
townscape scale from
Rye Lane and provides
a significantly improved
backdrop to the Holly Grove
green space
Holly Grove
potential secondary pedestrian
access route to / from
Dovedale Court and future
access to station platform lift

Dovedale Court
new west entrance arch
access point improving pedestrian
and vehicular routes and footfall
passing commercial units

Blenheim Court does not
form part of the project site
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Spatial arrangement and character
This board shows the ground floor arrangement
of the proposed buildings and public spaces.

residential uses
to the upper levels

residential entrance
future through station route

The sketch layout of the concept design describes:

ve

ro
mG

primary pedestrian circulation

• general layout and spatial arrangements

NB: alternative location
under consideration from
Holly Grove

El

Station building and
associated facilities

• public and private spaces

transparent front
extension zone
to existing arches

Upper floor residential core

• circulation, access and connectivity

1
Commercial
accommodation

It also sets out some of our initial thoughts on the possible
character of the development. This will need to be
developed in detail over the coming weeks and we would
particularly welcome your input here.

4

Commercial accommodation
within existing railway arches

transparent front
extension zone
to existing arches

e
rov

ly G
Hol

3

N

Key principles of the proposed spatial arrangement are listed below. More detail on
these are presented in the drawing on the right.

W

4

E

emergency
route to rear

S

C

4

eL

Church
Place

ane

3

Potential through station route to Dovedale Court. (Note this is expected to form
part of the future works to the station building).

Ry

Widened side access routes to the station.

2

rt
ou

Opening up of the Rye Lane pavement, which we know to be cluttered and
narrow, by the square, improving connections between buses and trains.

2

4

le

a
ed

v

Do

Public Realm / Connectivity.
1.1

Station
Square

Anchor building

5
6

Location of possible new lift access to the station ((Note this is part of future works
to the station building).

5

Opening of Dovedale Court to Blenheim Grove.

6

Key spaces and strategies in terms of deliveries and refuse.
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Building Type and Use.
The precise planning-use classes of the buildings is still to be decided. At the moment it
is just about deciding the principles of what goes where and designing flexible spaces.
With the commercial units tenants will tend to bring in their own interior designers or do
their own internal fitouts.

residential uses
to the upper levels

All Saints
Church

Controlled refuse
and deliveries IN

ve

ro
mG

i

nhe

Ble

service
access

Controlled refuse
and deliveries OUT

yard spaces connected
to small business
units with access from
Blenheim Grove

Proposed ground floor spatial arrangement

How should the new buildings and spaces
look and feel?
Here is a small range of images of recent projects by other architects that we
feel offer inspiration for the possible character of this scheme.
All are of course specific to a particular site, but show how different designs
and materials can be combined to create buildings with individual yet
complementary characters. The detail design proposal is likely to combine
influences from more than one of these, as well as other sources.
• We are interested in your response to these inspiration images. What do you
feel would be appropriate or inappropriate for the Peckham site in terms of
the shapes, character and materials shown?
• Do you have other thoughts about what kind of character might be
appropriate for the new buildings and spaces?

bold with colour?
contemporary with heritage?

old and new?

Improving the Area Around Peckham Rye Station

expressive
cladding?

crisp metal cladding? texture? brick?

modern and ordered?

layered?

simple but expressive shapes?
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Public Realm
The redevelopment of Peckham Rye Station
and Dovedale Court will deliver three primary
new public spaces.

ve

ro
lly G

Ho

The approach to these is to:

e
an
eL
Ry

• Retain a degree of flexibility that will allow for a variety of different events to
take place;
• Use robust materials that respect the historic setting of the station building
and railway viaducts;
• Add lighting to the space to make it safe to move though at various times of
the day; and
• Encourage active and social use of the space by giving commercial properties
opportunities to use spaces adjacent to buildings.
Station Square.

Winter Market in Station Square

Station
Building

Station Square

A new public square in between the station building and Rye Lane will offer a
significant new ‘civic’ space for Peckham. It will also do a better job of reflecting
the qualities and character of Peckham to those arriving by train.
Access to the new Station Square will be retained from Holly Grove and
Blenheim Road through arches that will be illuminated for safe and pleasant
passage. Cycle parking could be provided under these arches in places
where lighting, shop fronts and possibly CCTV will offer increased comfort and
surveillance. The existing cycle station is understood to remain.

eim

nh

The potential new route through the station linking Dovedale Court would be
delivered as part of the separate project to restore the station building.

Ble

ove
r
G

•

Open up the views of this significant historic architectural asset from the street;

•

Create more space and a more pleasant waiting environment for those catching 		
buses from Rye Lane;

•

Provide a high quality space that can be used for a variety of events such as 		
exhibitions, markets, performances and the like;

•

Allow commercial properties to ‘spill out’ into the space to activate and bring 		
interest out into the square; and

•
Dovedale Court.

Easter Market in Station Square

Provide seating opportunities and signage for navigation.

Indicative landscape diagram of Station Square showing possible
market stalls and seating

The artists impressions simply suggest how
the space might be used throughout the year
and over different seasons for a variety events
reflecting the diversity of the community and
surrounding area.
They attempt to show the diversity of activities
that can be encouraged within the different
spaces around the site for any communities or
organisations that express interest.
The creation of these spaces will require the
development of a cultural programme to ensure
that these spaces are vibrant, exciting and
can make Peckham Rye Station more than a
transport hub but a destination in its own right.

The space is divided into two areas;
• A pedestrian area close to the Station, shaped by the arrangement of
seating, which can be used for commercial activities as well as passage into
and out of the station. This includes a new pedestrian link to the station and,
to the Station Square beyond that as mentioned above. (The linking of these
two spaces is important as their character will differ: the Station Square being
more ‘civic’ and Dovedale Court being more commercial.)
• A ‘shared surface’ (accessible to both vehicles and pedestrians) space
between the two access arches (one existing and one new) that is open
and flexible can be used for a wide variety of events and activities. Each
commercial unit would have a small ‘address’ wall to identify the unit while
making a safe space for pedestrians. The access arches would be used by
both pedestrians and service vehicles.

Artists Impressions
- All Seasons at Peckham Rye

Dovedale Court and entrance space off Blenheim Grove.
Station
Building

Entrance space off Blenheim Grove (Church Place).
• The creation of a small public space at the entrance to Dovedale Court
creates a space that assists in identifying the existence of Dovedale Court to
pedestrians and vehicles on both Rye Lane and Blenheim Grove.
• The space forms part of the shared surface entrance to Dovedale Court.
Seating and bollards manage vehicle access to the space.
Church
Place

Indicative landscape diagram of Dovedale Court and Church Place off Blenheim Grove
showing possible market stalls and seating
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Art Fair in Dovedale Court

Pride festival in Dovedale Court
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Further Information
What happens next?

After this event, and the one in Peckham Square on Monday
afternoon:
1. Please do make sure you complete a feedback form, and ask
us for any help you would like completing it. That way we can
ensure that we accurately record and analyse your opinions.
2. Today’s material will be available for comment online at
peckhamryestation.com from Sunday 19th January 2014 for
the extent of the project, and in the lobby of Peckham Library
until Monday 27th January. We politely encourage you to get
feedback to us by 27th January. (Comment continues to be
welcome after that date. This deadline is simply a cut-off point for
feedback making it into the design report for this stage.)
3. Final designs will be displayed at a further drop-in event, as
well as online, prior to applying for planning permission. At this
third event we will present the final design proposals along with
detail of how community opinion has influenced the design.
4. We aim to submit a planning application in early Spring 2014.
5. This consultation period is additional to the statutory process
required by law, and does not replace that. We have invested
in this process not only because it is encouraged by policy, but
because we believe that it is the right thing to do, and that we
will develop better and more local specific proposals in response.
Southwark Council will be conducting the standard consultation
process later in 2014 once proposals are submitted as part of the
planning applications process.
6. Plans for how and when development will be delivered will not
be drawn up until after we have gained planning permission for
the project. It is likely that development will be phased, but we do
not yet know in how many phases or in what order.
7. Please contact Daisy Froud on daisy.froud@theaoc.co.uk
or on 020 7739 9950 if you require further information or have
questions or comments.

Concept design sketch of Station Square
looking from Peckham Rye
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