
 
 

PLEASE NOTE
The Unitary Development Plan (UDP) policies and planning, building control and other legislation and 
regulations referred to in the text of this guide were current at the time of publication. Because this 
guidance is an electronic version of the printed guidance as approved and adopted, these references have 
NOT been changed. For ease of contact; names, telephone numbers and locations have been regarded as 
non-material editorial changes and have been updated. 
  
As UDP policies and government legislation may have changed over time, before carrying out any work, it 
is recommended that you consult the current UDP 
http://www.westminster.gov.uk/planningandlicensing/udp/index.cfm for policy revisions and you may wish 
to check with planning and/or building control officers about your proposals.   

 
 
 

A GUIDE TO ARCHAEOLOGY AND PLANNING WITHIN WESTMINSTER 
 

 
 
Saxon coin (Sceat) c.AD 715-20 from National 
Gallery Extension, Trafalgar Square (Museum 
of London Archaeology Service). 

 
 

 
City of Westminster Areas of Special Archaeological Priority 
 
1 Lundenwic and Thorney Island 
2 Ebury Village 
3 Tyburn Settlement 
4 Paddington and Lillestone Villages 
5 Marylebone Village 
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Introduction 
As the principal cultural and administrative centre of this country for many centuries, much of 
Westminster's archaeological heritage is of national importance.  It is not just the area around the Houses 
of Parliament and Westminster Abbey that is of archaeological interest however.  The City of 
Westminster's present-day boundaries contain other sites of great importance.  These include: Lundenwic, 
probably the single most important Lower Thames Valley settlement of the middle-Saxon era; Tyburn, a 
settlement that is thought to have been inhabited during Roman, Saxon and Medieval times; and the 
Saxon and Medieval villages of Paddington, Ebury, Lillestone and Marylebone. 
 
The City Council believes that archaeological remains are fragile and finite resource, and that they should 
be managed for the benefit of current generation and those of the future.  The destruction of 
archaeological remains should never occur without prior excavation and recording.  This leaflet is designed 
to help developers who are considering works on sites where there may be archaeological remains and to 
raise awareness generally of the importance of Westminster's archaeological heritage. 
 
The advice in this leaflet if based on the City Council's planning policies contained in Chapter 9 of the City 
of Westminster Unitary Development Plan Incorporating Post-Deposit Changes Agreed by Committee, the 
Government's advice set out in Planning Policy Guidance No. 16: 'Archaeology and Planning', and the 
Code of Practice published by the British Archaeologists and Developers Liaison Group. 
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Figure head, 16th century, probably from 
Cologne or Aachen and a rare find in 
Britain.  From excavation at Elverton 
Street SW1 (Museum of London 
Archaeology Service). 

 

 
 
Westminster's Archaeological Heritage 
In accordance with the Government's guidance contained in 'Archaeology and Planning', the Council, in 
consultation with its archaeological advisers, has designated five areas of the City as being Areas of 
Special Archaeological Priority: 
 
 
1 Lundenwic and Thorney Island 
This covers a large part of the southern area of the City of Westminster, stretching along the Thames from 
the Strand to Smith Square. 
 
Lundenwic was a middle Saxon trading settlement (7th-9th Centuries) located in the vicinity of the Strand 
and Covent Garden.  At this time London appears to have comprised two distinct elements: the old walled 
town, located in what is now the City of London, and Lundenwic, which comprised a much larger 
mercantile centre.  Recent excavations of Lundenwic sites have revealed evidence of houses, agriculture 
and industries such as metal working, antler working and cloth production.  Regional trade would have 
supplied the raw materials for industry and there is also evidence of trade between Lundenwic and the 
Continent.  Lundenwic appears to have been abandoned during the period of Viking raids in the mid to late 
9th Century.  The population probably moved back to the old walled town. 
 

Lundenwic and Thorney Island 
Area of Special Archaeological 
Priority. 
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Thorney Island is the name given to the area define by the River Tyburn and the Thames on which 
Westminster Abbey and the Houses of Parliament stand.  During Saxon times it was surrounded by river 
channels (hence Thorney Island) and, according to tradition, a church was founded there in the 
7th Century.  Later, Edward the Confessor moved his main Royal residence to the area, resulting in the 
separation of the commercial centre of the Capital from the seat of royal power and justice.  He also built a 
new church which was consecrated in 1065.  The church was largely demolished in the 13th Century and 
a new abbey was built.  Nothing remains above ground of Edward the Confessor's royal palace, though 
Westminster Hall, built in the late 11th Century by William Rufus, still stands.  A village is thought to have 
existed in this area from an early date, and a substantial Saxon hall has been excavated in Whitehall.  The 
Domesday Book recorded a settlement of 86 houses in 1086. 
 
 
2 Ebury Village 

 
The second area is located in Belgravia to 
the south west of Victoria Station.  It is the 
location of a Saxon and Medieval village that 
was arranged around a manor house.  The 
Domesday Book recorded 29 households at 
Ebury in 1086. 

 

 
Ebury Village Area of Special 
Archaeological Priority 
 

 

 
 
3 Tyburn Settlement 
 

This area is located mostly to the north of 
Oxford Street, and it is centred on 
Marylebone Lane.  Today, the River Tyburn 
flows under part of this area.  The site may 
have been settled during Roman times and 
there were certainly settlements here in the 
Saxon and Medieval periods; the Manor of 
Tyburn is described in the Domesday Book.  
The 'Tyburn Tree', the principal place of 
public execution between 1388 and 1783, 
was located further west near what is now 
Marble Arch. 

 

 
Tyburn Settlement Area of Special 
Archaeological Priority 
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4 Paddington and Lillestone Villages 
The fourth area is situated north and south of the junction between Marylebone Road and Harrow Road.  
Paddington is thought to have originated as a settlement occupied by the followers of the Anglo Saxon 
Chieftain Padda, and it is likely that the area has remained settled since then.  Lillestone was also thought 
to be occupied during Saxon and Medieval times.  At one time, it was the property of the Knights Templar, 
and on their suppression in the early 14th Century, ownership passed to the Knights of St. John of 
Jerusalem. 
 

 

Paddington 
and Lillestone 
Village Area of 
Special 
Archaeological 
Priority. 

 
 
5 Marylebone Village 
The last of the Areas of Special Archaeological Priority is situated to the south of Marylebone Road, centre 
on the northern part of Marylebone High Street.  There is evidence of a village in this location during Saxon 
and Medieval times.  In 1400 following a number of attacks on St. John's church in the Tyburn village, a 
new church called St. Mary's was erected further north, close to the Tyburn river.  The church became 
known as 'St. Mary's by the bourne', which was later shortened to St. Marylebone, the name by which the 
whole area soon became known. 
 

 

Marylebone Village 
Area of Special 
Archaeological 
Priority. 
 

 
 
These areas have been identified as being of special archaeological importance, but sites outside these 
areas may also be of great interest.  The City of Westminster is, for instance, crossed by a number of road 
with ancient origins, such as Oxford Street and Edgware Road; and many important archaeological finds 
have been made outside areas of special importance. 
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Before Making a Planning Application 
It is in the interest of the developer, as well as the City Council and local residents, that archaeological 
issues are discussed at an early stage in the planning process.  At the pre-application stage, the 
archaeological potential of a site should be discussed in relation to all schemes involving ground works, 
whether or not the development site is within an Area of Special Archaeological Priority.  At this stage 
detailed advice on archaeological matters should be obtained from English Heritage, whose telephone 
number and address can be found on the back page.  English Heritage also hold the Sites and Monuments 
Record, which provides information about locations where archaeological remains are known or thought 
likely to exist.  This can be very useful at the pre-application stage. 
 
 

 
Archaeological recording at Kemble Street, Covent Garden in advance of 
redevelopment for housing.  The site is within the Saxon town of Lundenwic, although 
the chalk and stone wall shown is of a more recent date, probably 16th century 
(Museum of London Archaeology Service). 
 

 
 
All applications affecting sites of Scheduled Ancient Monuments should be discussed with English 
Heritage at an early stage before Scheduled Monument Consent is sought. 
 
Failure to discuss archaeological matters at this stage may result in delays once a planning application has 
been submitted. 
 
 
Making a Planning Application 
If you submit a planning application for a scheme involving excavation or ground works within one of the 
Areas of Special Archaeological Priority, you must ensure that the application is accompanied by a 
desk-top archaeological assessment of the site.  Such an assessment of the site's archaeological 
potential does not require fieldwork to be undertaken; it can be based on published material derived from 
previous archaeological work, information from local archives and museums, and geophysical surveys.  
Without such an assessment, a Direction may be given requiring it to be supplied.  Failure to comply with 
such a Direction could render your planning application invalid.  On certain sites outside the priority areas, 
you may also be required to submit a desk-top assessment; you should be advised by English Heritage 
during pre-application discussions if this is necessary.  If you are not sure what is required by way of a 
desk-top assessment on a specific site, you should contact English Heritage for further advice and 
guidance. 
 
Current archaeological thinking, Government advice, and the City Council's policies stress a strong 
preference in favour of retaining archaeological remains in situ; the reasoning being that future 
technological advances are likely to reveal more about a site than is currently possible.  Generally, 
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therefore, new buildings should be designed around any archaeological remains, so that they are 
preserved.  Foundations, for instance, should be designed so as not to disturb any remains; and remains 
may also be preserved by raising the ground level so that they are not affected by the proposed works.  
Excavation (rescue archaeology), which destroys archaeological remains, will not normally be 
acceptable. 
 
Consequently, before the City Council makes a decision on the application, it will often be necessary for 
the developer to commission and carry out an on-site evaluation involving the excavation of small 
trenches, trial pits or boreholes, or remote sensing.  Such investigations will help determine whether the 
site is of archaeological importance, and if it is, enable the design of foundations which will cause minimal 
disturbance of the archaeology.  It can also provide geotechnical data of use to architects and structural 
engineers, in addition to the archaeological information.  Such evaluations should be commissioned from a 
reputable investigating body, such as the Museum of London Archaeological Service, working within an 
agreed written scheme of works. 
 

Jubilee Line Extension Project. 
Archaeological excavation within 
shaft, on prehistoric and later deposits 
(Museum of London Archaeology 
Service). 
 
 

 
 
Sometimes it will not be possible to conduct such investigations (in the case of an existing fully tenanted 
building, for instance) and in such cases, the City Council will impose a suitable condition/s, should 
planning permission be granted.  These may include a requirement to submit a detailed design and 
method statement relating to foundations and all ground works, or to carry out a programme of excavation 
in accordance with a detailed written schedule of works before the development begins, or to conduct a 
watching brief on site while ground works occur.  In the course of carrying out a watching brief, an 
archaeologist will monitor all ground works connected with a development. 
 
In certain circumstances, the City Council will accept that preservation of archaeological remains in situ is 
not feasible or desirable.  Then, it is likely that a condition/s will be attached to any permission that is 
granted requiring a programme of archaeological work before any development involving excavation or 
ground works takes place, or the implementation of a watching brief while development takes place.  Full 
details of the programme of archaeological work or the watching brief would have to be submitted to the 
City Council for prior approval.  In addition, the developer and the City Council may enter into a planning 
agreement under Section 106 of the Town and Country Planning Act 1990.  Occasionally, funding for the 
archaeological work may be available from English Heritage. 
 
There may be instances in which a development proposal is unacceptable in principle in archaeological 
terms; for instance, when it is proposed to create a basement on an archaeologically sensitive site.  In 
such cases, if negotiations to find a mutually acceptable solution fail, planning permission may be refused 
on archaeological grounds. 
 
The City Council may also refuse an application on the ground of a lack of information if the developer is 
unwilling to undertake necessary evaluations and archaeological work. 
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Discovery of Archaeological Remains During Development 
The above advice is designed to remove uncertainty from the development process, to ensure that 
archaeological issues are considered at the earliest stage and do not arise at the last minute.  However, 
there may be occasions on which the archaeological importance of a site is not apparent until development 
has commenced and it is important, therefore, to have made proper provision for such occasions.  Usually 
such an occurrence can be covered by archaeological field work, and developers may wish to consider 
insuring themselves against these risks. 
 
The City Council or Secretary of State may also revoke planning permission in certain circumstances and 
in such cases compensation would be payable. 
 

 
Excavation of 14th/15th century horse burial pit at Elverton Street SW1 in advance of 
redevelopment for housing (Museum of London Archaeology Service). 
 

 
 
Disused Burial Grounds 
There are many disused burial grounds within Westminster, and there are complex procedures if 
development is likely to affect such a site. 
 
The Community Protection Department must be notified of any proposal to exhume or remove human 
remains.  The Department will be able to advise on the protection of public health and the preservation of 
public decency. 
 
Except in the case of consecrated ground, a Home Office licence is required before bodies can be 
exhumed.  On consecrated ground, a faculty is required from the Chancellor and Commissary of the Dean 
and Chapter of the Diocese of London.  Both licence and faculties will have conditions attached to them. 
 
If human remains are exposed during site excavation works, you should inform the Police who will contact 
H.M. Coroner for the district for advice before a decision can be made regarding removal and disposal.  
Contact with the Coroner and his Officers can also be made via the Community Protection Department 
who should also be notified of the finding of the remains. 
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Further Information 
This leaflet if intended to answer only general queries.  Further information and advice may be obtained 
from the following: 
 

 
CLICK HERE FOR LINK TO 

WESTMINSTER CITY COUNCIL 
CONTACTS LIST 

 
 
H.M. Coroner 
Inner London West 
64 Horseferry Road 
London SW1P 2ED 
 
Tel: (020) 7802 4750 
 
 
English Heritage 
Greater London Archaeology Advisory Section 
23 Savile Row 
London  W1X 1AB 
 
Tel: (020) 7973 3732 
 
 
British Property Federation 
35 Catherine Place 
London  SW1E 6DY 
 
Tel: (020) 7828 0111 
 
 
Museum of London 
Archaeology Service 
Number One 
London Wall 
London  EC2Y 5EA 
 
Tel: (020) 7410 2200 
 
 
Council for British Archaeology 
Bowes Morrel House 
111 Walmgate 
York  YO1 2UA 
 
Tel: 01904 671417 
 
 
(A copy of the British Archaeologists and Developers Liaison Group Code of Practice may be obtained 
from the British Property Federation or the Museum of London) 
 
 
Department of Planning and City Development, Development Planning Services, March 1995 
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