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Executive summary

This report presents the results of an archaeological evaluation carried out by MOLA (Museum of
London Archaeology) on the site of 40, 42-44 Bermondsey Street/1-7 Snowsfields, London SE1. The
report was requested by the local planning authority in support of a planning application to clarify the
site’s potential for archaeological remains, and their likely significance. The results will inform the
consideration by the local planning authority of the archaeological implications of the planning
application. The evaluation was commissioned by Arup Group on behalf of the client Three Ten
Bermondsey Ltd

The evaluation comprised four trial pits, two on an area of hardstanding to the east and south of a
warehouse in 1-7 Snowsfields and two in the Bermondsey Street site in the open yard area in the
western half of the site.

All four trial pits were specifically designated for archaeological investigation with provision to remove
‘low grade layer’ after recording with a view to augering from the top of the alluvial deposits

The results of the field evaluation have helped to refine the initial assessment of the archaeological
potential of the site. Natural gravels were located in all trial trenches overlain by channel silts and in two
of the trenches on the Snowsfields site, evidence for a Mesolithic horizon was identified in the auger
holes. Above this horizon alluvial silts were seen, sealed by late post-medieval dumps and the
remnants of late 18th/early 19th century houses and a backfilled basement pertaining to the 18"/19the
century wool warehouse on the Bermondsey site.

Full planning permission is being applied for demolition of existing buildings (40-44 Bermondsey
Street), repair; rebuilding and refurbishment of existing building (leather warehouse) and erection of
2no. new buildings of ground floor and up to part 4 (+24.2m AOD) and part 9 storeys (+46.7m AOD to
roof line, +49.7m AQOD to top of equipment) and ground floor and 16 storeys (+68.0m AOD to roof line,
+71.0m AOD to top of equipment) with a total floor space up to 23,390sqm GIA, with landscaping,
plant, storage and servicing and associated works. The development would comprise:
e Building 1, located on Bermondsey Street, for the demolition of existing buildings and erection of
a new building including one basement level, ground floor and up to part 4 and part 9 storeys in
height, comprising Office (B1) up to 12,350sqm GIA and Retail (A1-A5) up to 1,100sqm GIA.
e Building 2, located on Vinegar Yard, for the refurbishment of existing warehouse building and
construction of new building including two basement levels, ground floor and up to 16 storeys in
height, comprising Office (B1) up to 9,650sqm and Retail (A1-A5) up to 290sqm GIA.

The results of the archaeological evaluation and will form part of the planning application.
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1 Introduction

1.1 Site background

The evaluation took place at 40 Bermondsey Street and 42-44 Bermondsey Street, London
SE1 3UD, and 1-7 Snowsfields, London SE1 3QP, hereafter called ‘the site’ (Error! Reference
source not found.). The site comprises two irregularly shaped areas hereinafter described as
the ‘Snowsfields site’ and the ‘Bermondsey Street site’. The Snowsfields site is situated on the
northern side of Snowsfields and the Bermondsey Street site is located on the southern side.

The Snowsfields site comprises a former hop warehouse in the north-western quadrant with
tarmac yards to the east and south. This site is bounded by Vinegar Yard to the north, an
open car park to the east, a commercial office and restaurant building to the west and
Snowsfields to the south. The centre of the Snowsfields site lies at National Grid reference
533122 179897.

The Bermondsey Street site comprises an open yard area in the western half of the site, a
restaurant in the north-eastern quadrant and an office building in the south-eastern quadrant
with an access way running on an approximate east-west alignment between the two
buildings. This site is bounded by Snowsfields to the north, Bermondsey Street to the east, a
hotel and office building to the west, and commercial buildings to the south. The centre of the
Bermondsey Street site lies at National Grid reference 533146 179873

The site code for the sites is ERO18.

A building appraisal of the former hop warehouse on the 1-7 Snowsfields site was written in
2012 (Ettwein Bridges 2012) and a desk top study of the area was prepared by Ove Arup
Partners (Ove Arup 2018) provides detail on the built heritage. These both post-date an
archaeological desk top assessment of 2001 for the site to the north west of 1-7 Snowsfields
(Hertfordshire Archaeological Trust 2001) which gives details of the natural geology,
archaeological and historical background of the site, and the initial interpretation of the
archaeological potential of the site. The results of the evaluation have provided further
information of the archaeological potential within the site. The evaluation has taken place at
the pre-planning stage, and the report will be submitted as part of the planning application, to
enable the local planning authority (LPA) to formulate an appropriate mitigation strategy for the
impacts of the proposed development on archaeology.

1.2  Designated heritage assets

The site lies within/contains the following designated heritage assets:

e The site lies within a proposed Archaeology Priority Area — North Southwark and
Roman roads, formerly the Borough, Bermondsey & Riverside Archaeology Priority
Zone.

1.3  Aims and objectives

The purpose of an archaeological evaluation as defined by the Chartered Institute for
Archaeologists is to confirm ‘as far as is reasonably possible, the nature of the archaeological
resource within a specified area using appropriate methods and practices’ (CIfA 2014). The
aim of such an investigation ‘pre-determination’, i.e. prior to the determination of planning
consent is to clarify the site’s potential for archaeological remains and so inform the LPA’s
consideration of the implications of the planning application. The results will also help the LPA
to set out an appropriate strategy for any further investigation and/or mitigation which may form
a condition as part of planning consent.

The redevelopment of the Snowsfields and Bermondsey Street sites may have an impact on
post-medieval and prehistoric archaeological deposits. The primary objective of the evaluation
is to confirm the extent, nature and significance of any surviving archaeological deposits or
structures within the open yard areas of the site.
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The assessment of significance of any surviving remains is undertaken in the context of the
wider archaeological research priorities for London. These are set out in the Museum of
London’s ‘A research framework for Greater London’ (MOL, 2002).

A number of broad objectives and research questions have been identified for this evaluation:

What is the nature and level of natural topography?

Is there any evidence for prehistoric activity on this site?

Is there evidence for medieval or post-medieval development within the site?

What are the earliest deposits identified?

What are the latest deposits identified?

What is the extent of modern disturbance?

The results of the archaeological evaluation outlined in Section Error! Reference source not

found. will be used to gauge the extent and significance of archaeological survival and to
inform the planning application.
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Archaeological and historical background

2.1 Topography and geology

A description of the topology and underlying geology is detailed in the Archaeological
Assessment of the site (Hertfordshire Archaeological Trust 2001) and summarised in the
Written Scheme of Investigation (MOLA 2018). The site is located on the eastern edge of a
north-south aligned palaeochannel to the south of the main channel of the Thames. In
summary, the known / predicted levels of natural deposits and truncation are as follows:

e Current ground level, on the Snowsfields road surface between both sites, is at
2.70m above Ordnance Datum (OD)

e The top of any untruncated alluvium / brickearth would be at ¢ 0.80m OD, based on
the evidence from Borehole 5 of a ground investigation on the adjoining site to the
north-east (Ashdown Site Investigation Ltd 1998, Section 4, Table 2).

e The top of untruncated gravel is likely to be at -2.4m to -2.60m OD, based on the
evidence from an evaluation at 46-48 Bermondsey Street, some 20m to the south of
the site (MoLAS 2008), although it has been found at a greater depth of -3.93m OD,
some further 180 metres south at 2 Carmarthen Place. Taking into account the
evidence of immediately adjacent sites, it is probable that natural sands/gravels are
to be found beneath the site at similar levels.

2.2  Predicted archaeological potential

There is likely to be archaeological survival on both areas of the site. These may consist of
walls and wall foundations, drains, wells and rubbish pits associated with the houses and
warehouses that were constructed on the site.

The archaeological potential for each period is discussed below in relation to the site:

Prehistoric period (800,000 BC—AD43)

The site is located on the edge of a palaeochannel located to the south of the main channel of
the Thames in the later prehistoric periods. The site has high potential for prehistoric remains
given the evidence from adjacent sites where. At 2 Carmarthen Place, just to the south of the
Bermondsey a deep sequence of sands and silts spanned the Early to later Mesolithic periods.

There is likely to be archaeological survival on both areas of the site. These may consist of
walls and wall foundations, drains, wells and rubbish pits associated with the post-medieval
houses and warehouses that were constructed on the site.

Prehistoric period (800,000 BC-AD43)

It is clear from a study of proximate sites that this part of the Southwark is particularly rich in
prehistoric remains. The palaeochannel discussed above was substantial, it filled and became
first a reedy marsh, possibly used for wildfowling, during the Bronze Age, from about 2000 BC.
Plant succession ensured it later became a scrub woodland whilst the islets to either side of it
were cultivated.

The site has high potential for prehistoric remains given the evidence from adjacent sites. At
46-58 Bermondsey Street, just to the south of the site, a deep sequence of sands and silts
spanned the early to later Mesolithic period.

At Carmarthen Place, to the south of the Bermondsey Street side of the site, the overlying
fluvial sands, with a surface at —2.33m OD, could be of Early Holocene (Early Mesolithic) date.
The silts, surface at —1.23m OD, that overlie the sand may be broadly contemporary with the
Later Mesolithic period and hunter-gatherer occupation of the Thames Valley. A sand to silt to
peat sequence may represent the infilling of an abandoned channel and this is supported by
the thicker peat deposits on the site than found on nearby sites. The base of the peat is at —
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1.23m OD. The peat on the site may correlate with the thick peat deposit of the East London
Thames floodplain, which is typically of Neolithic to Bronze Age date (MoLAS 2005).

To the west of the Snowsfields site at Vinegar Yard natural sand was cut by a small, possibly
prehistoric, cooking pit, infilled with burnt flint. It was truncated by a wide, shallow channel
which was filled with alluvial sand and peats containing small quantities of burnt flint, flint
implements and pottery of possible Bronze Age date (MoLAS 1998). An archaeological
evaluation undertaken at 6-13 Melior Street, located approximately 75m to the east of the site
revealed natural gravels were sealed by up to 3.31m of alluvial deposits. There was no peat
within or below the alluvium (MOLA 2014).

Roman period (AD 43—410)

The site has low potential for Roman remains. In the Roman period the land levels were still
marginal and would have been prone to flooding. There is no evidence for Roman structures in
this area but there have been a number of sites where Roman pottery has been recovered
indicating the possibility of local activity in the vicinity.

Early Medieval (Saxon)- Late Medieval (AD 410—-1485)

The site has low potential for the survival medieval remains. During the medieval period
Bermondsey Abbey was founded and the abbey church and main buildings were located at the
south end of Bermondsey Street. Bermondsey Street was described as a causeway that linked
the Abbey to the south side of London Bridge where the main focus of the medieval settlement
was located. The land either side of Bermondsey Street was not developed until the 14th/15th
centuries. A number of medieval walls have been recorded along Bermondsey Street.

Post-medieval period (AD1485—-present)

The site has high potential for the survival of post-medieval remains. The post medieval period
saw the rapid expansion of development to the south of the river with Bermondsey becoming a
centre for the tanning industry and associated trades with the construction of housing to
accommodate the increased population of the area (see Figs 4 & 5) housing development. The
warehouse on the Snowsfields site was built between 1856 and 1872 and was used as a hop
warehouse (Ettwein Bridges 2012).
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3  The evaluation

3.1 Methodology

All archaeological excavation, monitoring and recording during the evaluation was carried out
in accordance with the WSI (MOLA 2018).

The evaluation involved the excavation and recording of four trenches.

The slab was broken out and cleared by contractors under MOLA supervision. Trenches were
excavated by machine by the contractors and monitored by a member of staff from MOLA.

The trenches were located using triangulation and off-setting from adjacent building/walls and
plotted onto a base map, surveyed in by geomatics. The trenches were then plotted onto the
OS grid.

The site records consist of : 4 trench location plans; 17 context records; 2 section drawings at
1:20; and 45 photographs.

The site records can be found under the site code ERO18 in the MoL archive.

3.2 Results

For trench locations see Fig 2.

Trial Trench 1

Location South side of yard (Bermondsey site)
Dimensions 4.0m by 2.0m x 2.80m depth

Modern ground level/top of slab 2.81m OD

Base of modern slab 2.51m OD

Depth of archaeological deposits seen N/A

Level of base of trench 0.25m OD

Natural observed -4.2m OD in Auger hole 1

A north-south aligned internal brick wall [15] and associated concrete/screed floor [16] of a
warehouse basement was recorded under 2.21m of loose brick and modern backfill. The wall
was 0.73m high by 1.93m long with a width of 0.30m protruding into the trench, indicating it
was wider than could be recorded. It was truncated down to a depth of 0.97m OD (Photo 1).
The floor was recorded at a height of 0.25m OD. The location of the wall would place it in
relation to the 18"/19™ century wool warehouse that appears on the Horwood map of 1799 (Fig
5).

In order to ascertain the depth of the natural gravels and the ground below the basement, a
sondage was excavated through the floor to accommodate an auger, the results of which are
presented in Table 1. Natural gravel was located at -4.2m OD, overlain by a +4m depth of
channel and alluvial silts, including a marsh fen deposit, the top of the sequence at -0.30m OD.
The presence and depth of the channel silts may indicate that the site lies within a channel,
rather than on the western margin of an island.
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Photo 1 View of wool warehouse wall [15] and floor [16], scale 0.50m (looking east)

40 Bermondsey St, 42-44 Bermondsey St
AH1 (Trial Trench 1)
Concrete slab surface at: m OD | 2.8 | E:533148 N: 179865
:I\uger Dl L e Elevation m OD Description Interpretation
ole 1 ground level
1.1 0 3.1 2.8 -0.3 Void Trench excavation
1.2 3.1 3.50 0.3 0.72 Soft (rpottled.bro. wn) olive Wea?hered
sandy silt grading into below alluvium
13 352 362 0.72 .0.82 Li_ght brown silt ; sharp contact Wethered
with below. alluvium
Soft dark bro wn decayed
1.4 3.62 3.62 -0.82 -0.82 woody peatsh arply sloping | Marsh/fen deposit
lower contact
Soft brown partly oxidised silt | Weathered
1.5 3.62 3.85 -0.82 -1.05 with chalk element. Gra des | alluvium; initial
into below. flood deposits
Soft wet olive green fine to
1.6 3.85 7 -1.05 42 | Medium sands with granularto | oy, ne) sangs
very fineflint element with
depth
17 7 75 4.2 unknown | Compact olive green sand and | Shepperton
depth gravel Gravel

Table 1 Sequence of auger deposits in Trial Trench 1
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Trial Trench 2

Location North side of yard (Bermondsey site)
Dimensions 4.60m by 2.0m by 2.0m depth
Modern ground level/top of slab 2.83m OD

Base of modern slab 2.33-2.43m OD

Depth of archaeological deposits seen 0.70m thick

Level of base of deposits observed 1.63m OD

and/or base of trench

Natural observed -4.5m OD in Auger Hole 2

3.2.4  An external east-west aligned brick wall and foundation [17] of a dwelling, fronting onto
Snowsfields was recorded below the slab and blinding. The wall was 0.70m high by 2.00m
long (extending both east and west beyond the extent of the excavation) and 0.64m wide. It
was truncated down to a depth of 2.33m OD (Photo 2). The location of the wall on site would
place it in relation to the 18"/19™ century property as seen on the Horwood maps (Fig 4) &(Fig
5). To the south of the wall, a late 20th century drain cut through the deposits, with evidence
for a considerable amount of disturbance to the deposits to a depth of 0.83m OD,where
alluvium was seen.

3.2.5  In order to ascertain the depth of the natural gravels and the ground below the alluvium
augering was necessary, the results of which are presented in Table 2. Natural gravel was
located at -4.5m OD, overlain by 4.60m depth of channel and alluvial deposits, including a
marsh fen, the top of the sequence at -0.02m OD. The presence and depth of the channel silts
may indicate that the site lies within a channel, rather than on the western margin of an island.

Photo 2 View of Trial trench 2 showing wall [17] and top of

alluvium, scale 0.50m (looking north-north-west)
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AH2 (Trial Trench 2)
Land surface at: m OD | 2.8 | E:533146 N: 179880
ﬁgﬁf; gzm: dbfe!s:: Elevation m OD Description Interpretation
21 0 2.78 2.8 0.02 Void. Trench excavation
. Soft dark brown organic clay. | Trample surface
22 278 282 0.02 0.02 Horizontal contact base of trench.
23 282 29 -0.02 0.1 Soft light brown clay. Graded | Weathered
i ) ) i ) contact. alluvium
24 29 39 0.1 0.4 Soft dark b rown organic silty | Marsh/fen deposit
: ) ) : : clay. Graded contact
Soft blue silty clay becoming
} } increasingly sandy (laminated | Alluvium; initial
25 32 3.5 0.4 07 | initially) with depth. Graded | flood deposits
contact
Soft predominantly orange
2.6 35 3.77 0.7 097 | medium sands. Grade d | v/oanered
contact. channel sands
Generally soft dark gre y silty
. i} clay sands with lightgre y
2.7 3.77 3.95 0.97 1.15 chalk inclusions (3.79mt o Channel sands
3.82m bgl)
2.8 3.95 7.3 -1.15 -4.5 gllxngiherﬁnsg\r:téa"y clayey fine Channel sands
2.9 7.3 75 4.5 -4.7 Olive green sand and gravel | SHePperton
Gravel
Table 2 Sequence of auger deposits in Trial Trench 2
Trial Trench 3
Location West side of the Snowsfields site
Dimensions 2.0m by 2.50m by 1.35m depth
Modern top of slab 2.70m OD
Base of modern fill/slab 2.48m OD
Depth of archaeological deposits seen 0.95m thick
Level of base of deposits observed and | 1.35-1.45m OD
base of trench
Natural observed -4.6m OD in Auger Hole 3

Two brick built walls [3], 0.25m high and [4, 0.35m high of a dwelling, fronting onto Snowsfields
were recorded in in association with a drain [2] below a 19th century dump deposit. These
were truncated down to a depth of 1.83m OD (Photo 3). The bricks used in the construction of
the walls were re-used and of 16th/17th date (pers comm lan Betts, MOLA Senior Building
Materials Specialist). The location of the walls and drain would place them in relation to the
18"/19™ century property as seen on the Horwood maps (Fig 5). A later brick foundation was
recorded in section with a distinct north-west-southeast direction and is likely to correspond to
the late 19th century tenements as seen on the Ordnance Survey map 1894 (Photo 4) (Fig 7).
On the east side of the trench an in situ circular drain was seen and is likely to be associated
with a mains drain, possibly from the warehouse on the north side of the site.

In order to ascertain the depth of the natural gravels and the ground below the alluvium
augering was necessary, the results of which are presented in Table 3. Natural gravel was
located at -4.6m OD, overlain by 4.50m depth of channel and alluvial deposits, including a
marsh fen, the top of the sequence at -0.01m OD. The presence and depth of the channel silts
may indicate that the site lies within a channel, rather than on the margin of an island.
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¥ YT

Photo 3 View of Trial trench 3 showing walls [3] (bottom), and [4]

(centre right) and drain [2] (centre under excavation), (looking north-east)

S
8 g &

e Rt i 3 i o o
- P 4
-~

Photo 4 View of wall [3] (right), drain [2] (centre), wall [4], scale 0.50m (looking south-east)
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AH3 (Trial Trench 3)

Land surface at: m OD | 2.70
Auger Depth below ground Elevation m OD Description Interpretation
Hole 2 level
3.1 0 1.90 2.70 0.80 Void. Trench excavation
3.2 1.9 2.8 0.80 -0.1 Soft light brown clay.. Weathered alluvium
3.3 238 3.3 .01 0.6 323 dark b rown organic silty | 1. hten deposit
3.4 3.3 3.5 0.6 .08 | Pale brown organic clay Alluvium; initial flood
deposits
Pale grey/white fine silt | Alluvial silt
35 35 4,2 -0.8 -1.5 (tufa) (?Mesolithic)
3.6 4.2 6.2 -1.5 -3.5 Soft dark grey silty clay sand Channel sands
3.7 6.2 7.3 -3.5 -4.6 Soft dark grey silty clay sand Channel sands
3.8 7.3 - -4.6 ur:jl;r:)ct);vn Olive green sand and gravel Shepperton Gravel

Table 3 Sequence of auger deposits in Trial Trench 3

Trial Trench 4

Location East side of the Snowsfield site
Dimensions 3.0m by 2.0m by 1.35 depth
Modern ground level/top of slab 2.85m OD

Base of modern fill/slab 2.35m OD

Depth of archaeological deposits seen 1.20m thick

Level of base of trench 1.68m OD

Natural observed

-5.3m OD in Auger hole 4

The remains of two brick built walls [18], and [19], of houses dating to the 18" and 19"
centuries were recorded cutting through make-up dumps, (Photo 5). To the west, an ‘L’ shaped
brick built feature was dated to the late 19"/20™ century (Photo 3). The bricks used in the
construction of walls [18] and [19] were re-used and of 16th/17th date (pers comm lan Betts,
MOLA Senior Building Materials Specialist). The area surrounding the walls had been heavily
disturbed since the construction of the buildings with evidence of later rebuilds, as evidenced
by the use of 20" century bricks in wall [19]

The location of the walls would place them in relation to the 18"/19™ century properties as
seen on the Horwood maps (Fig 5) and the tenements as seen on the Ordnance Survey map
1894 (Fig 7).

In order to ascertain the depth of the natural gravels and the ground below the alluvium
augering was necessary, the results of which are presented in Table 4. Natural gravel was
located at -5.3m OD, overlain by 5.85m depth of channel and alluvial deposits, the top of the
sequence at 0.89m OD. The presence and depth of the channel silts may indicate that the site
lies within a channel, rather than on the margin of an island.
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-/ s LN

Photo 5 View of Trial trench 4 showing brick walls [18] (centre right), [19]
(centre left) and [20] (far left)

1-7 Snowsfields SE1
AH4 (Trial Pit 4)
Concrete slab surface at: m OD | 2.85
Auger Depth below . o .
Hole 1 ground level Elevation m OD Description Interpretation
4.1 0 1.92 2.85 0.93 Void Trench excavation
Soft (mottled b rown) bluish | Weathered
4.2 1.92 4.07 0.89 136 | fine silty clay with brown alluvium
4.3 4.07 4.47 -1.33 -1.76 Black organic plastic clay Alluvium
. g} Off-white pale grey silt/marl | Alluvial silt
4.4 4.47 4.67 1.76 2.16 2tufa (?Mesolithic)
Brown to yellowy fine to
4.5 4.67 7.81 -2.16 -5.30 coarse wet sand andver y | Channel sands
sand
} unknown | Compact olive green sand and | Shepperton
4.6 7.81 7.91 5.3 depth gravel Gravel

Table 4 Sequence of auger deposits in Trial Trench 4

3.3  Answering original research aims

3.3.17  What is the nature and level of natural topography?
Natural gravels were located between -4.20m OD and -5.3m OD

3.3.2  Is there any evidence for prehistoric activity on this site?

No tangible evidence for the prehistoric period was found although a “tufa” deposit found in
Auger holes 3 and 4 is indicative of the Mesolithic (pers comm Virgil Yendell, MOLA Senior
Geoarchaeologist).

3.3.3  Is there evidence for medieval or post-medieval development within the site?

No evidence for the medieval period was found. Wall foundations, drains, part of a warehouse of
18™ and 19" century date were found in all the trenches.
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What are the earliest deposits identified?

The earliest relate to the depositional sequence of channel deposits, that may be Mesolithic in
date.

What are the latest deposits identified?

The latest deposits are of late 19" and early 20" century in date and form demolition dumps and
makeup dumps and drains

What is the extent of modern disturbance?

Modern disturbance was found in Trench 2, where the area was heavily truncated by a late 20"
century drain run and inspection chamber and in Trench 1, where demolition material had been
deposited within the basement area of the late 18" century wool warehouse.

3.4  Significance of the results

The evaluation recorded heavily truncated late 18th/ early 19th century activity of low
significance on the site. The construction of the 18th/19th century warehouses on the
Bermondsey Street site has resulted in truncation of deposits down to the level of the alluvial
deposits. All of the auger holes revealed a series of channel sands and silts, the most
significant possibly pertaining to the Mesolithic period, on the Snowsfields site.

The earliest surviving archaeological remains consist of late 18th/early 19th century brick
walls, drains of houses that fronted onto Snowsfields and part of the basement of the wool
warehouse on the Bermondsey Street site.

3.5 Assessment of the evaluation

HEGLAAS guidelines (2015) require an assessment of the success of the evaluation to
illustrate what level of confidence can be placed on the information which will provide the basis
of the mitigation strategy.

In the case of this, site the location and spread of the test pits indicates a high level of
confidence in the information obtained during the evaluation for those areas currently
accessible.
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Proposed development impact and

recommendations

Development proposals are being prepared for a planning application to redevelop the site.
The development has not yet received planning permission. The results of the archaeological
evaluation will form part of the planning application. Full planning permission is being applied
for demolition of existing buildings (40-44 Bermondsey Street), repair; rebuilding and
refurbishment of existing building (leather warehouse) and erection of 2no. new buildings of
ground floor and up to part 4 (+24.2m AOD) and part 9 storeys (+46.7m AQD fto roof line,
+49.7m AOD to top of equipment) and ground floor and 16 storeys (+68.0m AOD to roof line,
+71.0m AOD to top of equipment) with a total floor space up to 23,390sqm GIA, with
landscaping, plant, storage and servicing and associated works. The development would
comprise:

e Building 1, located on Bermondsey Street, for the demolition of existing buildings and
erection of a new building including one basement level, ground floor and up to part 4
and part 9 storeys in height, comprising Office (B1) up to 12,350sqgm GIA and Retail (A1-
Ab5) up to 1,700sqm GIA.

e Building 2, located on Vinegar Yard, for the refurbishment of existing warehouse building
and construction of new building including two basement levels, ground floor and up to
16 storeys in height, comprising Office (B1) up to 9,650sqm and Retail (A1-A5) up to
290sgm GIA.

The results of the archaeological evaluation will form part of the planning application.
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5 Planning framework

Current planning legislation and policies are detailed in the Written Scheme of Investigation
(MOLA 2018

5.2  Statutory protection

Scheduled Monuments

Nationally important archaeological sites (both above and below-ground remains) may be
identified and protected under the Ancient Monuments and Archaeological Areas Act 1979. An
application to the Secretary of State is required for any works affecting a Scheduled Monument
or its setting.

Planning (Listed Buildings and Conservation Areas) Act 1990

The Act sets out the legal requirements for the control of development and alterations which
affect buildings, including those which are listed or in conservation areas. Buildings which are
listed or which lie within a conservation area are protected by law. Grade | are buildings of
exceptional interest. Grade II* are particularly significant buildings of more than special
interest. Grade Il are buildings of special interest, which warrant every effort being made to
preserve them.

Human remains

Development affecting any former burial ground is regulated by statute, principally the Burial
Act 1857, the Disused Burial Grounds Act 1884 and 1981, and the Pastoral Measure 1983.

The exhumation of any human remains requires approval from either the Secretary of State or
the Church of England, depending on the current location of the remains. Exhumations from
land which is subject to the Church of England’s jurisdiction will need the Church’s
authorisation (a Faculty or the approval of a proposal under the Care of Cathedrals Measure
2011). This includes consecrated ground in cemeteries.

Exhumations from land which is not subject to the Church of England’s jurisdiction will need a
licence from the Secretary of State, under Section 25 of the Burial Act 1857 as amended by
the Church of England (Miscellaneous Provisions) Measure 2014. A Burial Licence is required
from the Secretary of State if the remains are not intended for reburial in consecrated ground
(or if this is to be delayed - for example where archaeological or scientific analysis takes place
first).

Under the Town and Country Planning (Churches, Places of Religious Worship and Burial
Grounds) Regulations 1930, the removal and re-interment of human remains should be in
accordance with the direction of the local Environmental Health Officer.

5.3  National Planning Policy Framework

The Government issued the National Planning Policy Framework (NPPF) in March 2012
(DCLG 2012). One of the 12 core principles that underpin both plan-making and decision-
taking within the framework is to ‘conserve heritage assets in a manner appropriate to their
significance, so that they can be enjoyed for their contribution to the quality of life of this and
future generations’ (DCLG 2012 para 17). It recognises that heritage assets are an
irreplaceable resource (para 126), and requires the significance of heritage assets to be
considered in the planning process, whether designated or not. The contribution of setting to
asset significance needs to be taken into account (para 128). The NPPF encourages early
engagement (i.e. pre-application) as this has significant potential to improve the efficiency and
effectiveness of a planning application and can lead to better outcomes for the local
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community (para 188).

NPPF Section 12: Conserving and enhancing the historic environment, is produced in full
below:

Para 126. Local planning authorities should set out in their Local Plan a positive strategy for
the conservation and enjoyment of the historic environment, including heritage assets most at
risk through neglect, decay or other threats. In doing so, they should recognise that heritage
assets are an irreplaceable resource and conserve them in a manner appropriate to their
significance. In developing this strategy, local planning authorities should take into account:

e the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

e the wider social, cultural, economic and environmental benefits that conservation of
the historic environment can bring;

¢ the desirability of new development making a positive contribution to local character
and distinctiveness; and

e opportunities to draw on the contribution made by the historic environment to the
character of a place.

Para 127. When considering the designation of conservation areas, local planning authorities
should ensure that an area justifies such status because of its special architectural or historic
interest, and that the concept of conservation is not devalued through the designation of areas
that lack special interest.

Para 128. In determining applications, local planning authorities should require an applicant to
describe the significance of any heritage assets affected, including any contribution made by
their setting. The level of detail should be proportionate to the assets’ importance and no more
than is sufficient to understand the potential impact of the proposal on their significance. As a
minimum the relevant historic environment record should have been consulted and the
heritage assets assessed using appropriate expertise where necessary. Where a site on which
development is proposed includes or has the potential to include heritage assets with
archaeological interest, local planning authorities should require developers to submit an
appropriate desk-based assessment and, where necessary, a field evaluation.

Para 129. Local planning authorities should identify and assess the particular significance of
any heritage asset that may be affected by a proposal (including by development affecting the
setting of a heritage asset) taking account of the available evidence and any necessary
expertise. They should take this assessment into account when considering the impact of a
proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s
conservation and any aspect of the proposal.

Para 130. Where there is evidence of deliberate neglect of or damage to a heritage asset the
deteriorated state of the heritage asset should not be taken into account in any decision.

Para 131. In determining planning applications, local planning authorities should take account
of:

¢ the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

e the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

e the desirability of new development making a positive contribution to local character
and distinctiveness.

Para 132: When considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset’s conservation. The more
important the asset, the greater the weight should be. Significance can be harmed or lost
through alteration or destruction of the heritage asset or development within its setting. As
heritage assets are irreplaceable, any harm or loss should require clear and convincing
justification. Substantial harm to or loss of a grade I listed building, park or garden should be
exceptional. Substantial harm to or loss of designated heritage assets of the highest
significance, notably scheduled monuments, protected wreck sites, battlefields, grade | and 11*
listed buildings, grade | and II* registered parks and gardens, and World Heritage Sites, should
be wholly exceptional.

Para 133. Where a proposed development will lead to substantial harm to or total loss of
significance of a designated heritage asset, local planning authorities should refuse consent,
unless it can be demonstrated that the substantial harm or loss is necessary to achieve
substantial public benefits that outweigh that harm or loss, or all of the following apply:

¢ the nature of the heritage asset prevents all reasonable uses of the site; and
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e no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

e conservation by grant-funding or some form of charitable or public ownership is
demonstrably not possible; and

e the harm or loss is outweighed by the benefit of bringing the site back into use.

Para 134. Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against the public
benefits of the proposal, including securing its optimum viable use.

Para 135. The effect of an application on the significance of a non-designated heritage asset
should be taken into account in determining the application. In weighing applications that affect
directly or indirectly non designated heritage assets, a balanced judgement will be required
having regard to the scale of any harm or loss and the significance of the heritage asset.

Para 136. Local planning authorities should not permit loss of the whole or part of a heritage
asset without taking all reasonable steps to ensure the new development will proceed after the
loss has occurred.

Para 137. Local planning authorities should look for opportunities for new development within
Conservation Areas and World Heritage Sites and within the setting of heritage assets to
enhance or better reveal their significance. Proposals that preserve those elements of the
setting that make a positive contribution to or better reveal the significance of the asset should
be treated favourably.

Para 138. Not all elements of a World Heritage Site or Conservation Area will necessarily
contribute to its significance. Loss of a building (or other element) which makes a positive
contribution to the significance of the Conservation Area or World Heritage Site should be
treated either as substantial harm under paragraph 133 or less than substantial harm under
paragraph 134, as appropriate, taking into account the relative significance of the element
affected and its contribution to the significance of the Conservation Area or World Heritage
Site as a whole.

Para 139. Non-designated heritage assets of archaeological interest that are demonstrably of
equivalent significance to scheduled monuments, should be considered subject to the policies
for designated heritage assets.

Para 140. Local planning authorities should assess whether the benefits of a proposal for
enabling development, which would otherwise conflict with planning policies but which would
secure the future conservation of a heritage asset, outweigh the disbenefits of departing from
those policies.

Para 141. Local planning authorities should make information about the significance of the
historic environment gathered as part of plan-making or development management publicly
accessible. They should also require developers to record and advance understanding of the
significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to
their importance and the impact, and to make this evidence (and any archive generated)
publicly accessible. However, the ability to record evidence of our past should not be a factor
in deciding whether such loss should be permitted.

5.4  Greater London regional policy

The London Plan

The overarching strategies and policies for the whole of the Greater London area are
contained within the London Plan of the Greater London Authority (GLA July 2011). Policy 7.8
relates to Heritage Assets and Archaeology:
A. London’s heritage assets and historic environment, including listed buildings, registered
historic parks and gardens and other natural and historic landscapes, conservation areas,
World Heritage Sites, registered battlefields, scheduled monuments, archaeological remains
and memorials should be identified, so that the desirability of sustaining and enhancing their
significance and of utilising their positive role in place shaping can be taken into account.

B. Development should incorporate measures that identify, record, interpret, protect and,
where appropriate, present the site’s archaeology.

C. Development should identify, value, conserve, restore, re-use and incorporate heritage
assets, where appropriate.

D. Development affecting heritage assets and their settings should conserve their significance,
by being sympathetic to their form, scale, materials and architectural detail.
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E. New development should make provision for the protection of archaeological resources,
landscapes and significant memorials. The physical assets should, where possible, be made
available to the public on-site. Where the archaeological asset or memorial cannot be
preserved or managed on-site, provision must be made for the investigation, understanding,
recording, dissemination and archiving of that asset.

F. Boroughs should, in LDF policies, seek to maintain and enhance the contribution of built,
landscaped and buried heritage to London’s environmental quality, cultural identity and
economy as part of managing London’s ability to accommodate change and regeneration.

G. Boroughs, in consultation with English Heritage, Natural England and other relevant
statutory organisations, should include appropriate policies in their LDFs for identifying,
protecting, enhancing and improving access to the historic environment and heritage assets
and their settings where appropriate, and to archaeological assets, memorials and historic and
natural landscape character within their area.

5.5 Local planning policy

Following the Planning and Compulsory Purchase Act 2004, Planning Authorities have
replaced their Unitary Development Plans, Local Plans and Supplementary Planning Guidance
with a new system of Local Development Frameworks (LDFs). UDP policies are either ‘saved’
or ‘deleted’. In most cases archaeology policies are likely to be ‘saved’ because there have
been no significant changes in legislation or advice at a national level

Southwark Council is in the process of reviewing the Proposed Submission Version of the New
Southwark Plan, which will be submitted in early 2019. The Plan contains policy P20:
Archaeology:

1 Development must conserve the archaeological resource commensurate to its significance.
Planning applications affecting sites within Archaeological Priority Areas (APAs) shall be
accompanied by an archaeological assessment and a report on the results of a field
evaluation of the site, including an assessment of the impact of the proposed development
on the archaeological resource. The assessment should identify and describe the
significance of the archaeological interest of the site, including any contribution made by the
archaeological setting of the site. Any harm or loss of archaeological resource resulting
from development will require justification; and

2 Development must preserve archaeological remains of national importance in situ and
preserve archaeological remains of local importance in situ unless the public benefits of the
development outweigh the loss of archaeological remains. Where archaeological remains
cannot be preserved in situ the remains must be excavated, recorded, archived, published,
interpreted and displayed through a detailed planned programme of works. There may also
be a requirement for a programme of public engagement, in order that the results of
significant archaeological discoveries are disseminated. The scale of this public
engagement will be based upon on the significance and interest of the findings, but may
involve site visits for the public or other means of on- and off-site viewing
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10.5. PLACE

Fig 06 Ordnance Survey 1st edition 25": mile map of 1872 (not to scale)
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