The Peckham development that
explains London’s housing crisis

A plan to build nearly a thousand homes off Peckham’s Rye Lane has been met with
considerable local opposition. But should a housing crisis take priority?

The development has become a focus of protest
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A proposed housing development in Rye Lane has become the latest flashpoint
in debates about gentrification in London, local residents warning that plans
submitted by the housing developer Berkeley could cause “irreparable” damage

to Peckham town centre.

Berkeley argues that the 877-home plan is essential for addressing the severe
housing shortage but campaigners said the project will harm the area without
serving local people. It is an almost perfect example of the challenge of building

— and why homebuilding starts in the capital have crashed.

“This development will cause irreparable loss to the character of the area. It will
kill Peckham’s current valued local economy,” said Eileen Conn, a community

activist and local resident for 50 years.



The proposed development would tower over existing buildings
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The Aylesham Centre is a redbrick 1980s shopping centre in the heart of
Peckham, which has been earmarked for redevelopment since 2014. Berkeley

acquired the site in 2021.

The previous owner, BlackRock, had been consulting on plans for a 940-home
scheme alongside Tiger Developments. But the asset manager never submitted a

planning application after its proposals sparked a public outcry.

In July 2024 Berkeley brought forward its own plans for a 877-home scheme, of
which 35 per cent would be classified as affordable. However, in December the
developer cut the proportion of affordable homes to only 12 per cent, citing

deteriorating market conditions.

“Delays cost money,” a spokesman told The Times. “Worsening market
conditions and rising costs forced us to amend our plans, reducing the

affordable housing, so the project can finally go ahead.”
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Campaigners say the development would strip the area of its distinctive character

That decision caused anger. Southwark, the inner London borough in which the
site is located, has more than 18,000 households on its housing waiting list and

4,000 households are in temporary accommodation.

At a public consultation a Berkeley representative also said that the flats would

be aimed at professionals and “people who want a second home in the location”.

“The vast majority of the housing needs in Southwark is for affordable housing,
specifically social housing ... This development is simply not meeting Southwark
or Peckham’s housing needs,” said a spokesman for Aylesham Community

Action (ACA), a local residents’ group.

Southwark council rejected the proposals in July, arguing that the reduced
number of affordable homes did not justify the impact on the wider Rye Lane

conservation area.

“Our target proportion for affordable homes in any new development is 35 per
cent and we fight to uphold and meet — and, where possible, exceed — this
target,” Helen Dennis, a council cabinet member for new homes and sustainable

development, said.
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However, the council’s decision was largely symbolic since Berkeley had already
appealed the decision. The appeal means the Planning Inspectorate will on

October 27 begin a public inquiry into the scheme that could last eight days.
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The comedians James Acaster and Nish Kumar have performed at local events
in Peckham to help raise money for ACA to pay for legal fees. The group will be
represented by Hashi Mohamed, a barrister at Landmark Chambers. Dennis said

the council was also preparing to “defend its position robustly”.

Aside from the lower proportion of affordable homes, ACA argues that the plans
do not meet the specific rules set out by the council for the development of the
site. The development lies within the Rye Lane conservation areas, meaning
proposals must pay “careful consideration” to neighbouring residential areas

and heritage buildings.

Conn argues that Berkeley’s plans do not fit into the surrounding streetscape. “It
is like an alien intrusion,” she said. The plan for the site would see the
construction of 15 buildings ranging in height from five to 20 storeys. Many

surrounding buildings are only three storeys.



The shopping centre itself is home to about 25 small and independent shops and
businesses that serve the area’s diverse residents, alongside a number of larger
chains. Campaigners worry that Berkeley’s plans will end up displacing these
businesses, with damaging consequences for Peckham’s multi-ethnic population.
Nearly half of the local population identifies as black, black British, Caribbean or

African, according to the 2021 census.

* Berkeley Group warns over London housing slowdown

Berkeley’s spokesman said it would support tenants throughout the
redevelopment and that the project was “designed for tenants to return”. It

insisted that its proposals complied with the development plan.

The debate in Peckham is likely to be replicated across London and the country
more broadly, as the government seeks to build 1.5 million homes before the end
of this parliament. The government argues that significantly higher rates of
homebuilding will not only ease affordability issues, which are more acute in

London than anywhere else in the country, but also improve the economy.

London’s annual housing target was set at 88,000 last year, more than double the

number of homes constructed in each of the last five years. Yet construction

started on only 2,148 private homes in the capital in the first half of 2025,

according to Savills. In Southwark, the new housing target is 2,914 per year,

which would also require a near doubling in completions.

Ministers relaxed planning rules last year to help try and stimulate
housebuilding but so far their attempts appear to have been unsuccessful. Fewer
than 29,000 projects were granted permission nationwide in the year ending

June 2025, a record low.

“People have been arguing about this site since its allocation for housing in

2014,” Berkeley said. “Meanwhile, homebuilding in London has ground to a halt,

with 2025 housing starts forecast to land at less than 5 per cent of London’s

annual housing target.”



But Conn warned that the rush to redevelop sites like the Aylesham Centre
would strip the area of its distinctive character and set a dangerous precedent.
“We've got something really precious in Peckham, but these proposed
developments will harm the town centre as a place to live, as a place to visit and
as a place to work or start a business. It's difficult to see how the area’s potential

can survive that.”
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