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SUMMARY (NON-TECHNICAL)

This report presents the results of desk-based assessment work carried out by the
Museum of London Archaeology Service on the site of Bressenden Place, Victoria,
London, SW1. The report was commissioned by Land Securities Development.

The Bressenden Place development forms a block bounded by Bressenden Place to
the north and east, Buckingham Palace Road to the west and Victoria Station to the
south.

This Archaeological impact assessment has shown that the site lies in an area of
archaeological potential for the prehistoric period around the Tyburn River which
ran through the site. Alluvial deposits could survive on the site up to 5m deep close to
the river, therefore these might well survive below existing basements. Basement
information for the existing buildings is limited or not available at present. Several
buildings have basements such as the Westminster Thistle Hotel and Lake View Court
building, which has an underground car park, but there are no basements below some
buildings such as Elliot House or the buildings on Bressenden Place next to the
Victoria Palace Theatre. Greater survival of archaeological deposits can be expected
below these unbasemented buildings.

It is possible that medieval and post-medieval management and deposits within the
Tyburn River and the Chelsea Waterworks canal may be present upon the site. The
area of the site was not developed until the end of the 18th century, although a few
18th-century buildings shown on historic maps might survive on the site. The areas
which are currently occupied by roads will have the greatest potential for the
medieval and post-medieval periods.

The proposed development works involve the demolition of all the existing buildings
except for the listed theatre and the construction of a new mixed-use development,
comprising residential, retail and hotel elements. This will include an underground
bus station and a basement over the full site footprint to a depth of ¢ 5-6m below
present ground and perhaps a futher basement below.

The principal impact of the proposed works will involve the removal of any
archaeological deposits and features which are present on the site.

It is recommended that any planned geotechnical pits are monitored to provide
further archaeological information. This will enable an appropriate mitigation
strategy to be recommended by the Local Planning Authority.
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1 Introduction

1.1 Site location

The Bressenden Place development forms a block bounded by Bressenden Place to
the north and east, Buckingham Palace Road to the west and Victoria Station to the
south (see Fig 1). The site comprises some 8ha. The Ordnance Survey National Grid
reference is 529022 179256. Within this report the property is known as ‘the site’.

1.2 Site status

The site is not in a conservation area or an Area of Special Archaeological Priority as
defined by the City of Westminster and no archaeological excavation has been carried
out previously.

The site contains two listed buildings - the Clock tower, Little Ben, Victoria Street
dated 1892 listed grade Il and the Victoria Palace Theatre, Victoria Street (north side)
dated 1911 listed grade Il. A number of other buildings on the development are of
historical or architectural interest. This report does not cover an assessment of the
standing buildings.

1.3 Origin and scope of the report

This report has been commissioned from the Museum of London Archaeology
Service (MoLAS) by Land Securities Development. It has been requested in advance
of possible redevelopment of the site and may be required in relation to the planning
process in order that the local authority can formulate appropriate responses in the
light of any identified archaeological resource.

The desk-based assessment (Archaeological impact assessment) has been carried out
in accordance with the standards specified by the Institute of Field Archaeologists
(IFA 2001).

Under the ‘Copyright, Designs and Patents Act’ 1988 MoLAS retains the copyright to
this document.

Note: within the limitations imposed by dealing with historical material and maps, the
information in this document is, to the best knowledge of the author and MoLAS,
correct at the time of writing. Further archaeological investigation, more information
about the nature of the present buildings, and/or more detailed proposals for
redevelopment may require changes to all or parts of the document.

1.4 Aims and objectives

A desk-based assessment (Archaeological assessment) as defined by the Institute of
Field Archaeologists (IFA 2001) will

determine, as far as is reasonably possible from existing records, the nature of the
archaeological resource within a specified area. It will be undertaken using appropriate
methods and practices which satisfy the stated aims of the project, and which comply with
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the Code of Conduct, Code of Approved Practice for the Regulation of Contractual
Arrangements in Field Archaeology, and other relevant by-laws of the Institute of Field
Archaeologists.

A desk-based assessment represents
a programme of assessment of the known or potential archaeological resource within a
specified area or site on land, inter-tidal zone or underwater. It consists of a collation of
existing written, graphic, photographic and electronic information in order to identify the
likely character, extent, quality and worth of the known or potential archaeological resource
in a local, regional, national or international context as appropriate.

The purpose of desk-based assessment is to
gain information about the known or potential archaeological resource within a given area or
site (including its presence or absence, character and extent, date, integrity, state of

preservation and relative quality of the potential archaeological resource) in order to make an
assessment of its merit in context, leading to one or more of the following:

the formulation of a strategy to ensure the recording, preservation or management of the
resource

the formulation of a strategy for further investigation, whether or not intrusive, where the
character and value of the resource is not sufficiently defined to permit a mitigation
strategy or other response to be devised

the formulation of a proposal for further archaeological investigation within a
programme of research

The submission of a desk-based assessment to accompany a planning application also
conforms to the intent of paragraph 7 (under ‘The role of public authorities and
planners’) of the Code of good practice established by the Cultural Heritage
Committee of the Council of Europe (CHCE 2000), which states that ‘before taking
decisions affecting the archaeological heritage, planners should obtain adequate
information and advice, applying non-destructive methods of investigation wherever
possible’; and also with the intent of paragraph 1 (under “The role of architects and
developers’) which states that ‘the purpose [of assessment] will be not only to
establish if it is necessary to dig but also to build a picture of [the site’s] morphology
and its potential.’

1.5 Methodology

The assessment has been carried out in accordance with guidance from various bodies
including the City of Westminster, Greater London Archaeology Advisory Service,
Institute of Field Archaeologists and the Association of Local Government
Archaeological Officers. In summary, the work has involved

e identifying the client’s objectives

e identifying the sources available for consultation
e assembling, consulting and examining these sources
e consulting specialists within MoLAS as appropriate

The degree to which archaeological deposits actually survive on the site will depend
on previous land use, so an assessment is made of the destructive effect of the
previous and present activity and/or buildings, from the study of available plan
information, ground investigation reports, or similar.
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In order that the appropriate archaeological response(s) can be identified,
consideration is given to the need for further assessment and/or field evaluation work
to identify and locate surviving deposits on the site.

1.6 Proposed development summary

The proposed redevelopment comprises demolition of all of the buildings except for
the Victoria Palace Theatre and the construction of a mixed-use development,
including office, residential, hotel and retail usage. Details of the scheme are not yet
finalised but it will most likely include a basement bus station to a depth of 5-6m and
possibly another basement below. For further details see Section 5.
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2 Planning and legislative framework

2.1 Planning Policy Guidance 15 (PPG15)

The then ‘Department of the Environment’ published its Planning Policy Guidance
Note 15: Planning and the Historic Environment (PPG 15) in 1990. This set out the
Secretary of State’s policy on the visible remains of historic buildings, spaces and
structures, and provided recommendations many of which have been integrated into
local development plans. The key points in PPG 15 can be summarised as follows:

— It is fundamental to the Government's policies for environmental
stewardship that there should be effective protection for all aspects
of the historic environment. The physical survivals of our past are to
be valued and protected for their own sake, as a central part of our
cultural heritage and our sense of national identity. They are an
irreplaceable record which contributes, through formal education and
in many other ways, to our understanding of both the present and the
past

— The Secretary of State attaches particular importance to early
consultation with the local planning authority on development
proposals which would affect historic sites and structures, whether
listed buildings, conservation areas, parks and gardens, battlefields
or the wider historic landscape. There is likely to be much more
scope for refinement and revision of proposals if consultation takes
place before intentions become firm and timescales inflexible.

— Local planning authorities should also consider, in all cases of
alteration or demolition, whether it would be appropriate to make it a
condition of consent that applicants arrange suitable programmes of
the recording of features that would otherwise be destroyed in the
course of the works for which consent is being sought.

PPG15 itself forms part of an emerging European context which recognises the
importance of the archaeological and historic heritage in consideration of
development proposals. This has recently been formulated in the Code of Good
Practice On Archaeological Heritage in Urban Development Policies established by
the Cultural Heritage Committee of the Council of Europe, and adopted at the 15th
plenary session in Strasbourg on 8-10 March 2000 (CC-PAT [99] 18 rev 3). As stated
at the beginning of that document however, ‘a balance must be struck between the
desire to conserve the past and the need to renew for the future’.

2.2 Planning policy guidance (PPG16)

The then Department of the Environment published its Archaeology and planning: a
consultative document, Planning Policy Guidance Note 16 (PPG 16), in November
1990. This set out the Secretary of State’s policy on archaeological remains on land,
and provided recommendations many of which have been integrated into local
development plans. The key points in PPG16 can be summarised as follows.
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Archaeological remains should be seen as a finite and non-renewable
resource, and in many cases highly fragile and vulnerable to damage and
destruction. Appropriate management is therefore essential to ensure that
they survive in good condition. In particular, care must be taken to ensure
that archaeological remains are not needlessly or thoughtlessly destroyed.
They can contain irreplaceable information about our past and the potential
for an increase in future knowledge. They are part of our sense of national
identity and are valuable both for their own sake and for their role in
education, leisure and tourism.

Where nationally important archaeological remains, whether scheduled or
not, and their settings, are affected by a proposed development there should
be a presumption in favour of their physical preservation.

The key to informed and reasonable planning decisions is for consideration
to be given early, before formal planning applications are made, to the
question of whether archaeological remains are known to exist on a site
where development is planned and the implications for the development
proposal.

When important remains are known to exist, or when archaeologists have
good reason to believe that important remains exist, developers will be able
to help by preparing sympathetic designs using, for example, foundations
which avoid disturbing the remains altogether or minimise damage by raising
ground levels under a proposed new structure, or by careful siting of
landscaped or open areas. There are techniques available for sealing
archaeological remains underneath buildings or landscaping, thus securing
their preservation for the future even though they remain inaccessible for the
time being.

If physical preservation in situ is not feasible, an archaeological excavation
for the purposes of ‘preservation by record” may be an acceptable alternative.
From an archaeological point of view, this should be regarded as a second-
best option. Agreements should also provide for the subsequent publication
of the results of any excavation programme.

Decisions by planning authorities on whether to preserve archaeological
remains in situ, in the face of proposed development, have to be taken on
merit, taking account of development plan policies and all other material
considerations — including the importance of the remains — and weighing
these against the need for development.

Planning authorities, when they propose to allow development which is
damaging to archaeological remains, must ensure that the developer has
satisfactorily provided for excavation and recording, either through voluntary
agreement with the archaeologists or, in the absence of agreement, by
imposing an appropriate condition on the planning permission.

PPG16 itself forms part of an emerging European framework which recognises the
importance of the archaeological and historic heritage in consideration of
development proposals.

2.3 Victoria Station Area Planning Brief

Westminster City Council agreed a revised planning brief for Victoria Station and the
area around it in February 2002. The planning brief does not seek to promote any
specific development but is intended to ensure that the proper development of the site

6
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takes place to meet the policies set out in the Unitary Development Plan (UDP) in a
co-ordinated manner. The site comes within the area of the Planning Brief. For further
details of the policies see the Westminster City Council information.

2.4 Archaeology and planning in the City of Westminster

The City of Westminster Unitary Development Plan (UDP) was adopted in 1997. The
policies set out in this document determine the position of archaeology as a material
consideration in the planning process and incorporate recommendations from the
Department of the Environment’s Planning Policy Guidance Note 16 (PPG 16).
Although the UDP was adopted in 1997 the City of Westminster started a review

straight away.

Policy DES 18 of the adopted UDP deals with archaeology. It states that the City Council will
promote the conservation, protection and enhancement of Westminster archaeological
heritage. It adds that where development may affect land of known archaeological potential
the applicant is expected to properly assess the archaeological implications. The City Council
also seeks to ensure that nationally important archaeological remains are their settings are
permanently preserved in situ, and where this is inappropriate no development shall be carried
out until archaeological investigations have taken place.

The following amended versions of the UDP were approved by committee to be
placed on deposit:

— First Deposit - 26th Sept 2000
— Second Deposit - 29th Oct 2001
— Pre-Inquiry Deposit - 29th Aug 2002

The City of Westminster is using the Pre-Inquiry Replacement UDP (August 2002)
for development control purposes. The Planning Inspector has supported the
Council’s UDP policy position in more than 80% of the recommendations (WCC
January 2004). The City Council will now consider the inquiry’s findings and will
publicise modifications to the UDP during the spring of 2004. The following extracts
from that UDP demonstrate how the council seeks to promote the conservation,
protection and enhancement of the archaeological heritage of the Borough:

POLICY DES 11 — SCHEDULED ANCIENT MONUMENTS AND SITES OF
ARCHAEOLOGICAL PRIORITY AND POTENTIAL

AIM (Para 10.84) To identify archaeological remains of national and local importance,
conserve them in their settings, and provide public access to them. Where new
development is proposed on sites of archaeological potential, to ensure adequate
archaeological impact assessment, followed by appropriate provision for preservation or
investigation, recording, and publication.

(A) Scheduled Ancient Monuments
Permission for proposals affecting the following Scheduled Ancient
Monuments, or their settings, will be granted providing that their

archaeological value and interest is preserved:
1. York Gate;
2. The Chapter House and Pyx Chamber in the Cloisters, Westminster Abbey;
3. The Jewel Tower.
(B) Areas of Special Archaeological Priority
Permission will be granted for developments where, in order of priority:
1. all archaeological remains of national importance are preserved in situ;
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2. remains of local archaeological value are properly recorded, evaluated and,
where practicable, preserved in situ;

3. if the preservation of archaeological remains in situ is inappropriate, provision
is made for full investigation, recording and an appropriate level of publication by a
reputable investigating body.

Para 10.86 There are three categories of archaeological remains. In order of importance
they are:
1. Scheduled Ancient Monuments
Nationally important remains which are Scheduled under the Ancient Monuments
and Archaeological Areas Act 1979
2. Areas of Special Archaeological Priority
Avreas rich in archaeological remains, where ground works are likely to reveal
archaeological remains
3. Sites of Archaeological Significance and Potential
Areas where archaeological remains are known or thought likely to exist.

Para 10.87 These locations are listed in the Sites and Monuments Record maintained by
English Heritage. The Areas of Special Archaeological Priority are Lundenwic and
Thorney Island; Paddington and Lillestone Villages; Marylebone Village; Tyburn
Settlement and Ebury Village. The archaeological data produced by the Museum of
London and English Heritage provide more detailed information, including further sites
and areas of archaeological significance and potential within Westminster. Areas of
Special Archaeological Priority are illustrated on maps 10.3-10.7. Information on these
and other sites of archaeological priority and potential are available from the Greater
London sites and monuments record maintained by English Heritage.

Para 10.88 In considering applications for development of land with archaeological
potential, the City Council will require an archaeological assessment detailing the
potential impact of development upon surviving archaeological remains. Should
archaeological evaluation and investigations be required, it must be undertaken in
accordance with a written scheme of investigation approved by the City Council. The
Greater London Archaeology Advisory Service provides guidance papers detailing these
procedures. With respect to policy DES 11 B (3), investigation may include a watching
brief and, or, a full excavation.

Para 10.88a The City Council will seek professional archaeological advice as appropriate
and will encourage applicants proposing development to do the same. Where
development may affect land of archaeological priority or potential, the City Council will
expect applicants to have properly assessed and planned for the archaeological
implications of their proposals. In this way the Council and the applicant will have
sufficient information upon which an informed planning decision, incorporating
appropriate archaeological safeguards, may be based. Such safeguards normally consist of
design measures to ensure the permanent preservation of archaeological remains in situ
or, where that is not appropriate, archaeological rescue investigations in advance of
development. The results and finds from archaeological investigations also need to be
analysed, interpreted, presented to the public and curated for future use. Attention is
drawn to the advice contained within the Code of Practice prepared by the British
Archaeologists’ and Developers Liaison Group.

Para 10.89 Archaeological remains are important evidence of the City’s past and are a
valuable historical, educational and tourist resource. They are finite and fragile; once lost,
they cannot be recovered. The City Council considers that the archaeology of
Westminster is a national as well as a local asset and that its preservation is a legitimate
objective, against which the needs of development must be carefully balanced and
assessed. The destruction of such remains should be avoided wherever possible and
should never take place without prior archaeological excavation and record.

Para 10.90 The most important archaeological remains are scheduled and are protected
under the Ancient Monuments and Archaeological Areas Act 1979. Where works to such

p:\west\1324\na\field\dta04.doc



Bressenden Place: Archaeological impact assessment © MoLAS

sites and their setting are proposed, including repair, Scheduled Ancient Monument
Consent is required.

Para 10.91 RPG3 requires planning authorities to take account of the desirability of
preserving scheduled ancient monuments and their settings. The Department of
Environment, Transport and the Regions has issued comprehensive guidance in PPG186,
‘Archaeology and Planning’ (1990).

Para 10.91a The preservation of Westminster’s archaeological heritage is a material
planning consideration and applicants will need to show that proposed development is
compatible with the objectives of the City Council’s archaeological policy. The Council
will wish to implement that policy under relevant legislation and statutory guidance and
by means of legal agreements and planning conditions.

Also designated within the City of Westminster UDP are five Areas of Special
Archaeological Priority. The present site does not lie within such an Area.
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3 Background: archaeological and historical

3.1 Introduction
The time-scales used in this report are as follows.

Palaeolithic ¢ 450,000-12,000 BC
Mesolithic ¢ 12,000-4000 BC
Neolithic c 4000-2000 BC
Bronze Age ¢ 2000-600 BC

Iron Age ¢ 600 BC-AD 43
Roman AD 43-410

Saxon AD 410-c 1000
Medieval ¢ AD 1000-1500
Post-medieval-modern (including ¢ 1500—present
industrial)

The numbers of the finds and sites are selected from the Sites and Monuments
Records (SMR) and are shown on the accompanying table, referred to within this
section and are shown on Fig 2. Sites referred to within this section (eg, site 1, site 2)
are shown on Fig 2 and appear in the gazetteer of sites, section 3.4.

3.2 Geology and topography

London occupies part of the Thames Basin, a broad syncline of chalk filled in the
centre with Tertiary sands and clays. In the City, and in most of London, this Tertiary
series of bedrock consists of London Clay. Above the bedrock lie the Pleistocene
(Quaternary) fluvial deposits of the River Thames arranged in flights or gravel
terraces. These terraces represent the remains of former floodplains of the river, the
highest being the oldest with each terrace becoming progressively younger down the
valley side.

The natural topography of an area can influence its subsequent use and development.
This is particularly true if it contains features which are either easily exploitable or, at
the other extreme, offer obstacles to free movement and occupation. In certain cases,
therefore, the natural topography of an area can be a major determinant of the type
and nature of the archaeological deposits that are built up over time.

The site lies within the marshy flood plain of the River Tyburn and the eastern part of
the site is crossed by a branch of the river, known as the Tachbrook. The subsoil
comprises deposits of alluvium over Kempton Park terrace gravel. The alluvium to the
north at Eland House (Site 1) extended from +2.5m OD to -1.0m OD. A borehole
survey at 119-128 Wilton Road, (Site 4) approximately 400m south of the site,
revealed bedded waterlain sands and silt overlying gravel at ¢ -0.90m OD (Corcoran
2000). These bedded deposits are likely to represent an unstable fluvial environment,
which are, in turn, overlain by a sandy clay-silt in which intermittent rooting occurs,
suggesting an increasingly dry environment in which episodes of plant growth and
flooding occurred. Deposits of this type in similar stratigraphic positions have been
dated to the Bronze Age on other sites in Westminster. Another borehole survey at
Hugh Street, Site 3, ¢ 350m south of the site, revealed sediments from a depositional

10
p:\west\1324\na\field\dta04.doc



Bressenden Place: Archaeological impact assessment © MoLAS

Fig 7 Ordnance Survey map of 1894
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Fig 8 Ordnance Survey map of 1916

20
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4.2.3 Saxon

It is unlikely, given the paucity of such remains nearby that archaeological features
and artefacts relating to the Saxon period will be found on the site. Therefore the
potential is low.

4.2.4 Medieval

In the medieval period the site was located within meadows and no structures are
likely to have been present on the site. It is possible that evidence of field systems and
water management associated with the Tyburn may be present.

The basements of the existing buildings have probably removed any archaeological
deposits from this period, although the areas under the existing roads will have a
higher level of survival.

4.25 Post-medieval-modern

The basements of the existing buildings have probably removed any archaeological
deposits from this period, although the areas under the existing roads will have a
higher level of survival.

The area of the site was not developed until the end of the 18th century, although a
building is shown on the western part of the site on Rocque’s map (Fig 3). There is
potential that some of the buildings associated with the Stag brewhouse may have
extended into the eastern part of the site.

It is possible that wall foundations and cellars of these would survive as cut features
only and there is a high potential for 19th-century post-medieval remains upon the
site. Cesspits, wells and pits could also be present. Features of this type are generally
found in clusters and will normally indicate the back yards or gardens, which were
external to the houses. The pit fills are often valuable for environmental sampling and
it is usually from such features that the larger and best groups of artefacts are
recovered.

The rest of the area was relatively open with osier beds used for the production of
willow-wands for basket making. The line of the Tyburn has been replaced by the
King’s Scholars Pond sewer which runs under the site. The waterworks canal and the
Chelsea Waterworks Company can be seen on Rocque’s map (Fig 3) on the east side
of Buckingham Palace Road and would be present upon the south side of the site.
Eighteenth-century houses to the north of Allington Street and the timber yard and
Pimlico Wharf seen on Horwood’s map (Fig 4) might also be present upon the site.

26
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Fig 9 A plan of the proposed development — ground floor
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Fig 10 A plan of the proposed development — basement
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Fig 11 A plan of the proposed development — sub basement
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p:\west\1324\na\field\dta04.doc



Bressenden Place: Archaeological impact assessment © MoLAS

5 Impact of proposals

The proposed works involve the demolition of all the existing buildings except for the
listed theatre and the construction of a new mixed-use development, comprising
residential, retail and hotel elements (Fig 9). A number of options are at present being
reviewed with Transport for London.

The development will most likely include an underground bus station and a basement
over the full site footprint to a depth of ¢ 5-6m below present ground (Fig 10) and
perhaps a futher basement below, at the level of the District and Circle Line (Fig 11).
Work is also planned below Terminus Place and in the south-eastern corner of the site
to improve access to the Victoria Line Underground Station.

The effect of this truncation will be to remove any surviving archaeological deposits
present below the site. Alluvial deposits down to —0.40m OD will be to removed as
will deposits within the Tyburn River and the Chelsea Waterworks canal. Any 18th-
century buildings such as those associated with the Stag brewhouse or shown on
historic maps will also be removed by the proposed development.

30
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6 Conclusions

This Archaeological impact assessment has shown that the site lies in an area of
archaeological potential for the prehistoric period. Alluvial deposits and/or peat have
been found on adjacent sites, down to —0.40m OD and therefore may survive beneath
the present buildings. Alluvial deposits could survive on the site up to 5m deep close
to the river.

It is possible that medieval and post-medieval management and deposits within the
Tyburn River and the Chelsea Waterworks canal may be present upon the site. The
area of the site was not developed until the end of the 18th century, although a few
18th-century buildings shown on historic maps (Figs 3 and 4) might survive on the
site.

Where they are present, the basements of the existing buildings are likely to have
removed most horizontal stratigraphy and cut features from the medieval and post-
medieval periods. Parts of the site are currently occupied by roads, where the levels
of archaeological survival are likely to be significantly higher, possibly less than 1m
below present ground level. The areas which are currently occupied by roads will
have the greatest potential for the medieval and post-medieval periods.

The principal impact of the proposed development on surviving archaeology is the
construction of a new basement over the complete site footprint, to a depth of ¢ 5-6m.
It is recommended that selective on-site trial-work, in the form of a geoarchaeological
borehole survey is carried out to determine the actual degree of palaeoenvironmental
survival present across the site. It is also recommended that any necessary
geotechnical pits that are excavated for engineering purposes should be closely
monitored by a competent archaeological organisation. These will provide
information on the nature and levels of deposits beneath the basement slab -
especially the level and degree of truncation suffered by the geological deposit.

This will enable an appropriate mitigation strategy to be recommended by the Local
Planning Authority.

31
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9 Appendix — Selected views

il [TILLELL AR LT

Looking down Buckingham Palace Road (east side) showing 79-87 Buckingham
Palace Road
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Victoria Street south side showing Victorian terrace 193-207 Victoria Street and on
the left Victoria Station House and arcade
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Victoria Street looking down Allington Street with the Victoria Palace Theatre and
the Duke of York pub on the right and Allington House with elephant heads on the
left
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