APPENDIX 4

Responses received to consultation on Article 4 Direction for changes of use
from Al (shops) to A2 (financial and professional services):

Belgravia Residents Association
Business Improvement Districts’
Individual

Highways England

Historic England

Metrobank

Natural England

Office of Road and Rail

Pimlico Grid Residents Association
Shireconsulting

Transport for London
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! Baker Street Quarter Partnership, Heart of London Business Alliance, New West End Company, The
Northbank, Paddington Now, Victoria Business Improvement District



Belgravia Residents Association

Thank you for this valuable piece of information.

Our members will be happy with this move by the City Council

Kind Regards

Chair
Belgravia Residents Association
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Via email to: planningpolicy @westminster.gov.uk.

4 December 2015

Response

On behalf of the Business Improvement Districts (BIDs) operating within Westminster, we are
pleased to respond to Westminster City Council’s consultation on the introduction of an Article 4
Direction for changes of use from A1 (shops) to A2 (financial and professional services) within the
Core Central Activities Zone and designated shopping centres.

Collectively we represent the interests of over 2,000 businesses in Westminster and have a strong
record of actively contributing to the Westminster — and the UK’s economic growth.

We very much share the concerns of the City Council regarding the introduction by central
government of a prior approval mechanism for the change of use of premises from A1to A2. Asa
point of principle, we agree that the decision on whether to permit a change of use of this type in our
shopping centres should ultimately rest with the planning authority, which is most familiar with the
needs of its local area.

From our experience, the most important thing is retaining the right mix of commercial premises in
in order to retain the economic vibrancy of our areas. This vibrancy would be put at risk in the Core
Central Activities Zone and identified shopping centres should the Article 4 Direction not be
introduced.

The need to support A1 uses is particularly important as we know that A2 uses can often command
higher rents for property owners. With this financial incentive, if we were to see a significant
number of unrestrained changes of use from A1 to A2 use, we could place at risk the vibrancy and
attractiveness of our shopping streets to visitors and residents. Furthermore, unrestrained changes
could dilute central London’s global reputation as the place to shop.

We accept that changes of use from A1 to A2 may be appropriate in those parts of Westminster
which are not identified in the consultation. However, we believe that applications for changes in
the Core Central Activities Zone and identified shopping centres should ultimately be assessed on
their merits by the local authority.

We are therefore pleased to support the City Council’s proposed introduction of an Article 4
Direction.
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Individual

It is my view, based on historic outcomes and the status quo as | see it in most shopping
locations, that any attempt by Planning Departments to micro manage shop mix in any
given location are likely to create more negative than positive outcomes and will create
expensive bureaucratic costs to no overall benefit to local communities.

It is also likely there will be a great many, perhaps wholesale closures of high street
banks and building societies in the next ten years, so there will be no shortage of
properties already with permission such that demand for new locations / change of use
will be minimal.

The current proposals by Westminster Council seem to me to be a case of dealing with
both the wrong and yesterday’s “problem”.

19/11/15



Highways England

For the Attention of: Councillor Robert Davis MBE DL

Consultation: Article 4 Direction for changes of use from Al (shops) to A2
(financial and professional services)

Dear Councillor Davis,

Thank you for your email dated 30 October 2015, advising Highways England of the
above consultation.

Highways England has been appointed by the Secretary of State for Transport as
strategic highway company under the provisions of the Infrastructure Act 2015 and is
the highway authority, traffic authority and street authority for the strategic road
network (SRN). The SRN is a critical national asset and as such Highways England
works to ensure that it operates and is managed in the public interest, both in
respect of current activities and needs as well as in providing effective stewardship
of its long-term operation and integrity.

Highways England will be concerned with proposals that have the potential to impact
on the safe and efficient operation of the Strategic Road Network (SRN).

Having examined the above documents, we do not offer any comment to this
proposal.

Sent on behalf of Stephen Hall (Asset Manager) at Highways England

Andree Gregory

Highways England | Bridge House | 1 Walnut Tree Close | Guildford | Surrey | GU1
4L.Z

Web: http://www.highways.gov.uk
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Historic England

Our ref: HD/P 5034/54

Colette Willis
Policy, Performance and Communication
Westminster City Council

19 Floor, City Hall

64 Victoria Street
London, SW1E 6QP

14 December 2015
By email: planningpolicy@westminster.gov.uk

Dear Ms Willis,
Article 4 Direction for changes of use from A1 (shops) to A2 (financial and professional

services)
Thank you for consulting Historic England on the proposed Article 4 Direction to bring
change of use from Al (shops) to A2 (financial and professional services) within planning

control.
As the Government’s adviser on the historic environment Historic England is keen to
ensure that conservation and enhancement of the historic environment is fully taken into
account at all stages and levels of the planning process. Historic England supports the
proposed Direction which will enable suitable assessment of the contribution of retail uses

to the character and vitality of Westminster’s town centres and shopping streets. It is
noteworthy that the vitality of traditional shopping streets is closely allied with the
Borough’s exceptional heritage, and that vibrant town centres support the identity and

significance of London’s historic places.

Yours sincerely,

Katharine Fletcher
Historic Environment Planning Adviser
E-mail: katharine.fletcher@HistoricEngland.org.uk

Direct Dial: 020 7973 3771

Historic England, 1 Waterhouse Square, 138-142 Holborn, London ECIN 2ST
Telephone 020 7973 3700 Facsimile 020 7973 3001
HistoricEngland.org.uk
Please note that Historic England operates an access to information policy.
Correspondence or information which you send us may therefore become publicly available.
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, “ BANK
One Southampton Row
Londen WC1B 5HA

T: 0345 08 08 500
metrobankonline.co.uk

Policy and Strategy - Westminster City Council,
15th Floor, City Hall,

64 Victoria Street,

London

WI1E 6QP

Sent via post & e-mail: planningpolicy@westminster.gov.uk

14 December 2015

To Whom It May Concern
Westminster City Council: Article 4 Consultation on Change of Use from Al to A2

Metro Bank was founded in London five years ago. Today, we are the fastest growing bank in
Europe, and an example of how start-ups can flourish in the world’s capital city. We employ 2,000
local people, lend in excess of £1.5bn to local SMEs, and are rated the No1 bank in the UK by Fairer
Finance.

However, our growth is being put at risk by the proposal to reverse the changes to the national
planning law made in 2014, which enabled banks to convert shops into branches without the need
for planning consent.

Incumbent banks continue to close branches across the country, including 22 in Westminster in the
last two years, with just eight rising in their place to replace them. The changes you propose would
stifle competition by making it harder for the smaller banks which are trying to gain a foothold on
the high street.

We need more competition in banking — not less. We would ask you to look carefully at the
attached document, which seeks to destroy the misconception all banks are the same.

We will be following up our submission with approaches to stakeholders across the City of
Westminster and would greatly value your assistance in raising this issue and preventing this change
in planning regulation.

Yours faithfully,

/1RO~

Craig Donaldson
Chief Executive Officer
Metro Bank PLC

cc. Calum Ewing, Head of Property, Metro Bank PLC

Metro Bank PLC is registered in England and Wales. company number 6419578, Registered office: One Southampton Row, London WC 1B SHA. We're authorised by the Prudential Regulation Authority and regulated by the
Financial Conduct Authority and Prudential Regulation Autharity. ‘Metrabank’ is the registered trade mark of Metro Bank PLC
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40 Stores Now Open

Opening soon in King's Road,
Bexleyheath, Chelmsford and Wimbledon
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Metro Bank Representations to Westminster City Council
Article 4 Consultation on Change of Use from Al to A2

14 December 2015




Executive Summary

This document is an objection to the proposed Article 4 Direction removing Permitted Development rights
for changes of use from Al (shops) to A2 (financial and professional services) in the Core Central Activities

Zone (Core CAZ) and designated shopping centres in the City of Westminster.

We can appreciate that old fashioned banks and incumbents have given banking a terrible name. With our
focus on customer satisfaction, new store openings and a very clear point of sales offer and fantastic
service, we are actively reversing this poor reputation for banks. The proposed Article 4 Direction will
provide further barriers for any bank wanting to open in new locations and growing a physical presence
across the City of Westminster. It will certainly restrict our ability to provide fantastic and convenient retail

banking services and serve our customers in Westminster.

Metro Bank’s view is that banking is an essential service and that banks are a cornerstone of the high street.
Customer experience and engagement via the store and multi-platforms is at the core of our retail model.
Customers can open an account in just 15 minutes (and receive their debit cards printed in store!) and use
other services such as the Magic Money Machine and Safety Deposit Boxes — all of which provide a point of

sales service and retail experience for our customers.

Metro Bank brings extensive economic benefits to local communities and the local businesses we serve, and
additional employment opportunities which exceed those of estate agencies and employment agencies. As
such, we strongly believe that banks should be considered independently from other A2 uses, as they were
by Government in the 2014 Permitted Development Right Class CA, and not be restricted by this proposed

Article 4 Direction.
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1. Introduction

Westminster City Council (WCC) has given notice of the making of a non-immediate Article 4 Direction
intended to remove the permitted development rights for change of use from A1 (shops) to A2 (financial and
professional services) in the Core CAZ and designated shopping centres in the City of Westminster. This

Article 4 Direction would bring these types of development within the control of the planning process.

Representations to the Article 4 Direction may be submitted within the six weeks consultation period that
began on 30 October 2015 and ends on 14 December 2015. WCC envisages the direction would come into

force, subject to representations received, in October 2016.

2. Background

Purpose of the Article 4 Direction

The 9 October 2015 Report* to WCC Cabinet states that the reason for serving the Article 4 Direction is to
enable the Council to continue to protect the retail function of key shopping areas using the policy
framework provided by the statutory local plan to determine planning applications for changes of use from
A1 (shops) to A2 (financial and professional services) in the Core Central Activities Zone (CAZ) as well as

other designated shopping centres outside of the Core CAZ.

The report states (para 4.3) that the National Planning Policy Framework (NPPF) advises that “the use of
Article 4 Directions to remove national Permitted Development rights should be limited to situations where
this is necessary to protect local amenity or the wellbeing of the area” (para. 200). In order to make a new
Article 4 Direction the legal requirement is that the local planning authority is “satisfied that it is expedient

that development should not be carried out unless permission is granted”.

Westminster acknowledges that whilst A2 uses can complement Al shops and provide a valued service in
shopping areas, WCC argues that the over concentration of uses other than Al shops can reduce the vitality
and viability of shopping areas and the permitted development right removes the council’s ability to apply its
policy framework. Although the Cabinet Report contains no evidence that the Council has identified a
particular problem with Class A2 bank uses in terms of impacts on local amenity or the wellbeing of a

particular area or areas, the Council considers that making an Article 4 Direction will enable the retail

1 City of Westminster Cabinet Member Report, 9 October 2015
http://committees westminster.gov.uk/documents/s15092/CM%20Report. pdf
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function of shopping centres to be protected, and where appropriate to continue to allow flexibility for

changes of use to other town centre uses.

Legislative Changes — History

Background on the legislative changes and consultation carried out by Government prior to the April 2015

GPDO changes now in force (allowing a permitted change of use from Class A1 to Class A2) is set out below:

Temporary Class CA - the April 2014 Town and Country Planning (General Permitted Development)
(Amendment and Consequential Provisions) (England) Order 2014 introduced a new Class CA
allowing conversion of retail (A1) uses to a “deposit taker” use, i.e. a bank, building society, credit
union or friendly society (subset of Class A2). Planning permission was required for external

changes, and the provision required notification of the LPA after the new use had commenced.

The July 2014 Technical Consultation - the former Coalition Government’s July 2014 Technical
Consultation on Planning proposed a number of new permitted development rights with the aim of
reducing planning regulations on businesses, to increase their flexibility in adapting existing premises
to meet changing demand and changes to support growth and to re-invigorate the high street. The
consultation proposed amending the General Permitted Development Order (GPDO) and Use Classes
Order (UCO) to form a wider retail class, containing shops, banks and estate agents but excluding
betting shops and pay day loan shops. The Consulation expounded that as high streets evolve and
businesses adapt to changes in shopping habits and the way that people use their high street, the
impacts of A1 and A2 use on an area have become increasingly similar, for instance in regard to

banks.

3. Introducing Metro Bank

Metro Bank is the first new bank to open on the high street in over 100 years. The ethos of the bank is

putting the customer experience at the forefront of its operations. Each of our stores is open seven days a

week (8am-8pm on Monday to Friday, 8am-6pm on Saturday and 11am-5pm on Sunday), 362 days a year

and each store serves the local community in which they are located providing the most convenient retail

banking service on the market.

We opened our first store in Holborn (2010) and in the past five years we have grown to 40 stores across

London and the South East (Appendix 1). Our ambition is to open more stores across the region (up to 200
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stores). The appearance of the store is not like the existing banks on the high street, as can be seen from the
photos in Appendix 2. The shopfront is open and fully glazed allowing customers to look into the open plan
internal layout where the frontage positively interacts with the streetscape which is similar to other retail

uses (Appendix 3).

When acquiring new stores we work closely with landlords and each local authority to help create an
efficient and prominent retail store. This helps to promote the viability and vitality of town centres which

helps to maintain and increase footfall.
Metro Bank has a key role in the local community through the following:

e Each Metro Bank store actively employs 25-30 staff from the local community. A banking
background is not required, instead we prefer staff to have retail experience where we can provide

the training for colleagues to give customers a fantastic service and banking experience;

e Metro Bank works with the local Chambers of Commerce, Business Improvement Districts, charities

and also schools as part of its Money Zone Programme;
e Each store holds regular networking events to help support local businesses; and

e Each new store costs c. £4 million to fit out and leases are 25 years in length. Therefore this is a long

term investment in and commitment to the local community.

We have seen record growth for a retail bank, with highlights from the third quarter of 2015 up to 30

September 2015 (Appendix 4), as follows:

e Total deposits grew to £4.387 million — a record quarterly increase of £596 million (16%) from

£3.791 million as at 30 June 2015, representing year-on-year growth of 87%;

e Total gross loans climbed to £2.999 million — a record quarterly increase of £798 million (36%) from

£2.201 million as at 30 June 2015, representing year-on-year growth of 116%.

e Customer acquisition remains very strong, increasing by a quarterly record of 57,000 accounts,

helping the total number of personal and business customer accounts to surpass 601,000.

We have also been featured in much press and social media coverage (Appendix 5 & 6) and received

numerous awards for our service (Appendix 7).

From our experience it is clear that a strong store portfolio is part of the retail/business mix that our
customers (or as we like to call then, FANS) value greatly (Appendix 8). This is similar to any retailer who in

today’s market will offer their services via their store network, contact centres, on-line, mobile and in some
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instances drive-thru. This is exactly what Metro Bank does — executes a retail delivery plan fanatically and

fantastically well. And we do this because we know our customers love and value this choice (Appendix 9).
Indeed, this is the same across the wider banking market, where a recent KPMG report? highlights that for a
retail and business banking perspective, a branch network is regularly considered as an important channel
for customers to have access to, particularly in relation to the provision of the primary current account.
Indeed, this report emphasises that 57% of banking customers themselves? believe access to a branch (or

store) is important, even if they choose not to use branches.

4. Metro Bank’s Objections to Proposed Article 4 Direction

We object to the proposed Article 4 Direction removing permitted development rights for changes of use

from A1 (shops) to A2 (financial and professional services) in the Core CAZ and designated shopping centres.

As Britain’s first new retail bank in over 100 years, we are particularly concerned by the WCC'’s Article 4
Direction and view the removal of Schedule 2, Part 3, Class D permitted development across all Class A2 uses

as overly restrictive, unnecessary and contrary to national guidance.

Indeed, we believe that WCC has not carried out sufficient research into the growth (or otherwise) of banks
across the City of Westminster and assessed what the actual impact is likely to be on the continued
retention of the Permitted Development rights. We also consider that a fuller assessment of what banks
offer their customers should have been undertaken by WCC as part of a wider consideration of the A2 use
class. As a consequence, the economic benefit to an area of a bank’s presence seems to be considered equal
to that of an estate agent or an employment agency. Banks and building societies operate and deliver a
function to local economies that fundamentally differs from other professional or A2 uses, where again this

does not seem to have been considered by WCC.

Westminster City Council’s Justification

WCC’s Cabinet Member Report® states that the Council considers the proposed Article 4 Direction to be
necessary to protect the retail function of shopping centres and their vitality and viability. It considers that

“unrestricted loss of Al uses could undermine the vitality and viability of the predominately retail focus of

2 ‘The Game Changers’ — Challenger Banking Results, May 2015 (KPMG)
* YouGov poll for British Bankers’ Association, 2014

4 City of Westminster Cabinet Member Report
http://committees.westminster.gov.uk/documents/s15092/CM%20Report.pdf
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these centres.” (para. 4.9). We do not advocate the unrestricted loss of Al uses, but rather wish to establish

the differentiation between banks and other A2 uses such as estate agencies and employment agencies.

WCC’s Cabinet Report does not consider the differences between these uses. Metro Bank brings extensive
economic benefits to local communities and local businesses, and additional employment opportunities
which exceed those of estate agencies and employment agencies. As such, we strongly believe that banks
should be treated independently, as they were by Government in the 2014 Permitted Development Right
Class CA.

WCC reiterate that A2 uses will undermine the vitality and viability of A1 frontages and retail centres,
however the evidence behind this assertion does not reflect specific consideration of banks. Indeed, the
Council’s position that all A2 uses will undermine vitality and viability appears to be held in the absence of

any real evidence to justify this view, which we suggest may be open to challenge.

All of our stores have very long opening hours, multi-channel sales and a very clear paint of sales offer and
fantastic service. Metro Bank closely follows the principles established in retailing, not banking, and
therefore more closely reflects an A1 use than A2 financial and professional services including the following -

all of which are virtually unique from existing high street banks:

e Customers can open an account in just 15 minutes and receive their debit card (credit card and
cheques as well!) printed in every store;

e Coins can be counted commission free by using our the Magic Money Machines —in every store;

e Safety Deposit Boxes can be rented and accessed at any time in every store with no appointment
needed;

e Applications for mortgages and loans can be made in every store at any time — no appointment is

needed.

We believe that Metro Bank is more of a retail model than most retailers execute. All of our stores are fully
glazed to promote footfall and create an active frontage for the benefit of the high street. Unlike many
other retailers, we never use vinyls or block the views into our stores and therefore generate a higher
footfall than many other retailers. Our approach is that of a retailer, not a traditional bank, and the
proposed Article 4 Direction, by introducing a blanket restriction on A2 permitted development rights, will
not reflect this fact. Indeed, WCC does not appear to consider the functions of what a bank does, how it

serves its community and what its impact on the vitality of the locality really is.
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Within District Shopping Centres, the Cabinet Member Report considers that the unrestricted loss of Al uses

could reduce the range of local shopping facilities, particularly convenience shopping. We strongly disagree
with this, and consider that banks form a vital local service for communities which complement existing
shops. On this basis, it is our view that WCC should consider banks separately from other A2 uses, such as
estate agents and employment agencies, which do not contribute to the vitality of the high street with high

footfall and active frontages.

We do not consider that WCC have demonstrated that banks, and in particular retail challenger banks,

should not benefit from the permitted development rights afforded to them unless permission is granted.

Threat to Choice and Competition

In serving the Article 4 Direction, Westminster's approach ignores the commercial needs of a significant
proportion of the CAZ and designated shopping centres to respond to the changing face of retail by adopting

a flexible approach to their future role.

Paragraph 23 of the NPPF states that Local Planning Authorities should promote competitive centres,
provide customer choice and a diverse retail offer which reflects the individuality of centres. Customers
expect more from their shopping experiences and there is pressure on centres to reinvent and respond to
this expectation. The NPPF also attaches significant weight to supporting economic growth through the
planning system, noting that investment should not be overburdened by the combined requirements of

planning policy expectations and that centres should be resilient to anticipated future economic changes.

In respect of Class A2, this national level policy position to promote competitive centres and provide
customer choice and a diverse retail offer was born out by the General Permitted Development Order

change introduced from 6 April 2014 to enable flexibility between Al and A2 uses.

Our view is that banking is an essential service and that, alongside chemists, post offices and food stores,
banks are a cornerstone of the high street. As an essential high street service, banks should operate in a
similar manner to modern retail, lifestyle and leisure uses in retail centres around London and the wider UK.
This progressive approach to banking, with extended opening hours, excellent customer engagement and

experience via store and multi-platforms is core to the operation of Metro Bank.

In removing permitted development rights in relation to all Class A2 uses including banks and building
societies, WCC's proposed Article 4 Direction will restrict competition, favouring incumbents and preventing

investment in CAZ and designated shopping centres. The Article 4 Direction will result in banks (especially
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new entrants to the market) in Westminster being heavily disadvantaged when it comes to securing prime
high street properties and locations. This lack of choice and completion is not healthy. In addition, a variety
of retailers currently provide banking and financial services via Al (use) retail properties, including the Post
Office, food stores and department stores. This does not provide a level playing field for new entrants into

retail banking.

Potential Block to Investment

Lending by retail banks and the economic growth that this can stimulate will remain limited until the
planning system removes restrictions on retail banks who seek to expand and invest. The WCC Article 4
Direction will mean it will be extremely time consuming to obtain a planning permission for a change of use,
with the application process resulting in uncertain and inconsistent outcomes. A result of this is that
landlords of prime retail properties are often reluctant to consider a lease to a bank as there may be a

significant amount of time (during the change of use application) when they will not be receiving any rent.

Banks such as Metro Bank, wishing to bring employment and economic opportunities to a local area and
have a competitive model, do not want to simply move into existing bank properties (which are often small,
badly configured and not designed for modern retail purposes) will be forced to go through the planning
process and secure a change of use. From Metro Bank’s experience, prior to the April 2014 Permitted
Development ‘deposit taker’ changes the process to secure planning permission took an average of 6 - 12
months and could cost the bank up to £75,000 to £100,000 per store. This level of financial investment did
not, however, guarantee that a change of use would be granted and, as a result, a bank or building society

wishing to occupy an Al space was forced to carry a significant financial risk per site.

We have opened and entered into agreements to open 15 new stores in what were previously Class A1 retail
units since April 2014 making use of the Permitted Development right and without a requirement to apply
for planning permission for a change of use. This amplifies the need to maintain this policy for banks, as
removing or restricting it at all risks stifling competition, placing major barriers to new entrants and

effectively limiting the choice the customer will have in terms of the banks that they can choose from.

In applying for planning permission for the change of use from Al to A2 prior to the Permitted Development
right being introduced, numerous Local Planning Authorities have recognised the similarities between Metro

Bank’s service and that of traditional Al retail uses:
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“It is considered that a retail bank can increase footfall and can assist in maintaining the vitality of a
centre. The proposal is therefore considered acceptable in that it would offer a service to visitors and would
not have a significant impact on the retail function of The Glades Shopping Centre.” London Borough of

Bromley.

“Impact on the viability and vitality of the local centre: ... The proposed change of use of the application
property to a bank will help diversify uses within the local centre. The introduction of a bank will provide a
wider range of facilities for local residents to use thereby helping to increase the vitality and viability of the

local centre.” Milton Keynes Council.

Health of Banking in Westminster

Nationwide, The Campaign for Community Banking Services (CCBS) identifies that 2,750 bank branches have
closed in the past 10 years. Approximately 500 bank branches closed in 2014, following 222 in 2013 and a

further 650 closures are estimated in 2015.5

Research demonstrates that there has been a net loss of 14 bank and building society branches in
Westminster alone over the past five years. The table below, using data provided by The Local Data
Company, identifies the number of bank and building society branches which have opened and closed since

2011.

Year Opened | Closed | Netloss/gain
2011 8 6 2

2012 2 7 -5
2013 9 6

2014 (Pre-PD) 1 1 0

2014 (Post-PD) 2 11 -9

2015 6 11 -5
Total 28 42 -14

Source: The Local Data Company. 2015.

The full LDC data is included at Appendix 11. It is evident from the this research that whilst there was a net
increase in banks and building societies within Westminster between 2011 and 2013 the introduction of

Permitted Development rights allowing the change of use from Class A1 to A2 has not resulted in any further

5 http://www.communitybanking.org.uk/report-reduction-2015.htm
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growth (and certainly not a proliferation) of A2 bank and building society uses to the detriment of the CAZ

and retail centres. In fact, more banks are closing across the City of Westminster than are opening.

Crucially, during the period since the Permitted Development right was introduced in April 2014, 22 banks or
building societies have closed branches or stores across the City of Westminster. Only eight new banks
opened. This is hardly a proliferation of banks and is at odds with the supposed purpose of the proposed
Article 4 Direction and is factual evidence that seems to have been either overlooked or not considered by

WCC.

5. Metro Bank’s Proposal

In view of the above, Metro Bank recommends that Westminster City Council modifies and re-serves the

Article 4 Direction to exclude Class A2 banks and building societies, to allow these ‘deposit taker’ uses to

continue to benefit from permitted development rights under Schedule 2, Part 3, Class D of the 2015 GPDO.

This change to the Article 4 Direction would bring about the following direct benefits:

e Creation of a new generation of banks and building societies in a more expedient and cost effective

manner;

e Improvement in competition, service, reliability, opening hours and choice for communities and

customers;
e Creation new jobs and bring fresh investment, especially to the SME sector; and
e Bringing about an improvement in the reputation that retail banks currently have in our society.

Although we are supportive of Westminster City Council’s wish to control the proliferation of certain Class
A2 professional service such as estate and employment agencies that do not provide an essential service
that sits alongside chemists, post offices and food stores, Metro Bank strongly objects to Westminster City
Council’s blanket removal of permitted development rights for all Class Al to A2 changes of use. Metro
Bank’s view is that the Article 4 Direction should not remove Al to A2 permitted development rights in
respect of banks and building societies given these ‘deposit taking” occupiers amount to an essential service

that, alongside chemists, post offices and food stores, are a cornerstone of the high street.

We can appreciate that old fashioned banks and incumbents have given banking a terrible name. The
typically poor customer environment, with low footfall, poor customer satisfaction and the closure of

existing stores have all contributed to this tarnished reputation for banks. This Article 4 Direction proposed
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by WCC will only exacerbate this challenge — the exact opposite of its intentions — and restrict our ability to

help reverse this reputation.

6. Planning Policy Adopted by the City of London: Banks and Building Societies

Notwithstanding Metro Bank’s objection to the Article 4 Direction being consulted upon, an alternative
would be for Westminster to move to adopt a more progressive planning policy position in terms of the
acceptability of banks and building societies within CAZ and designated shopping centres along the lines of

the policy approach already adopted by the City of London.

Policy DM 20.1 of the City of London Local Plan (Adopted January 2015) combines Class Al retail and Class
A2 ‘deposit taker’ uses together meaning these uses are considered equally appropriate within Principle

Shopping Areas.

7. Summary

Metro Bank considers that the Article 4 Direction as currently served is inconsistent with national guidance
and particularly NPPF paragraph 23 that encourages Local planning authorities to plan positively, to support
town centres to generate local employment, promote beneficial competition within and between town

centres, and create attractive, diverse places where people want to live, visit and work.

We do not consider that WCC has assessed the economic, employment and service benefits of modern retail

banks such as Metro Bank.
Our view is that the Article 4 Direction and will

e Block the opening of new banks and building societies considered to be an essential part of the high
street, reducing choice and competition directly impacting on customers;

e Result in banks in Westminster being heavily disadvantaged when it comes to securing prime high
street properties and locations;

e  Will maintain an unfair playing field, where a variety of retailers currently provide banking and
financial services via Al (use) retail properties, including the Post Office, food stores and department

stores.
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The data provided by the Local Data Company demonstrates that there has not been a proliferation of bank

and building society openings across the City of Westminster since the permitted development regime
changes in April 2014 — indeed there has been a net loss in banks during this period. Therefore, we believe
the Article 4 Direction as drafted is inapproproate and should be re-served to exclude banks and building

socielties (ie. deposit takers)

We have previously engaged with the Secretary of State and key stakeholders in July 2014 Technical
Consultation and will seek to continue this discussion with stakeholders around the City of Westminster and

London in the context of this proposed Article 4 Direction.
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Appendix 1: Metro Bank Stores Map
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Appendix 2: Metro Bank — Before & After Photos

Cheapside
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Kensington High Street

18




ETRO
BANK
Tottenham Court Road
_ -

+

19



Holborn

20



King’s Road-to open in 2016
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Appendix 3: Metro Bank’s — Store Requirements
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Appendix 4: Metro Bank’s 3" Quarter 2015 Press Release

Metro Bank reports record third quarter growth

@« Total deposits reach £4,387 million; a record quarterly increase of 16% and 87% year-on-year
# Total loans grew to £2,999 million; a record quarterly increase of 36% and 116% year-on-year
# Customer accounts surpass 601,000; a record quarterly increase of 57,000

Metro Bank today reports its third quarter trading figures to 30 September 2015 — showing record quarterly growth in deposits,
lending and customer acquisition.

Craig Donaldson, Chief Executive Officer, Metro Bank commented: “"During the last quarter we've seen accelerated growth on
a number of fronts, including lending, deposits and customer acquisition as mere customers join the banking revolution. Lending
was particularty strong — reaching a record quarterly increase of 36% and 116% year-on-year as we continue to support personal
and business customers.”

Vernon Hill, Founder and Chairman, Metro Bank commented: "As we enter our sixth year, I'm delighted that we're continuing to
grow at an ever impressive rate. UK banking customers have long been crying out for a better service and we're here to provide it.
We truly value our customers and they know that, and it's why we've opened a record number of accounts during the last quarter. In
turn, their support has enabled us to take the revolution wider — achieving record growth in the last three months.”

Highlights for the third quarter ended 30 September 2015:

@ Tolal assets grew to £5.433 million in the third quarter, up from £4,567 million at end second quarier; a quarterly increase of
19% and 70% year on year

# Total deposits grew to £4.387 million — a record quarterly increase of £596 million (16%) from £3,791 million as at 30 June 2015,
representing year-on-year growth of 87%

# Deposits from commercial customers accounted for 68% of total deposits as of 30 September 2015, remaining stable from 67%
as of June 2015

# Net deposit growth per store per month grew to £5.5 million during Q3 2015 — up from £4.8 million in Q3 2014

» Comparative store deposit growth (a measure of deposit growth using deposit numbers from stores that have been operating for
more than a full year) is 77%

» Total gross loans climbed to £2 999 million — a record quarterly increase of £798 million (36%}) from £2, 201 million as at 30
June 2015, representing year-on-year growth of 116%.
Growth included the purchase of a £344m residential mortgage loan book. Grewth without this purchase would be 21% in the
quarter and 91% year on year

# Supporting small business remains a key priority for Metro Bank. Of tolal loans as at 30 September 2015, those to commercial
customers represent more than a third (36%)

# Customer acquisition remains very strong, increasing by a quarterly record of 57,000 accounts, helping the total number of

personal and business customer accounts to surpass 601,000. This represents a quarteriy increase of 10% and a year-on-year
increase of 51%
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Appendix 5: Press Coverage

Mail Online

Chancellor George Osborne hails Metro Bank'’s plans to create another 3300 jobs by end of 202
8™ April 2015

Chancelior George Oshorne has hailed Melro Bank's plans to create another 3300 jobs by the end
of 2020

The Loncon and Sounh-East-tocused lender said it has crested 1700 jobs since It launched 1n 2010,
with 500 of those roles created last year.

It pians to hire another 500 staff this year, naving aiready opened branches in Camoriige and
Southend.

Others in e pipeline indlude Tunbnidge Walls, Harmow, Aylesbury and King's Road in Chelsea.
Osborne sald It S great 1 see Metro Bank expanding, not just opening new stores, but also
creatng 3300 new Jobs up and down the country.” Tne Sovemment IS keen for smalier lenders 10
provide more competition for the High Street giants.

Upsians Aldermore and Srawbrook floaled on ihe stock market in recenl weeks and Metio Bank —
whilch is owned by prvate investons - noges 1o ieliow sult next year

The lender, which has 34 branches acioss London anid e Soulb-Fast = including in High
Wycomde — announced its deposils grew 118 per cenl to £2 9bn last vear

Its key seling points include branches which are open seven days a week, 362 days of the vear.

E spanding: Vrmen Hil feunde ol Mep Bard
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The progress of Metro Bank, The branch bites back

27t™ September 2014

I WANT a 'wow factor as you walk n,”
exnlans the head of Maetio Bank Ve o
Hill standing in the lodby of his flagship
Holborn branch i contral London High
celdings. the Amencan explains ars
essantal He often knocks out the fust floor
of 4 b fing he kes over o oeale 3
rcomia eptrance hall—gwing the branch
morc the toel o a shop than a bank
indeed in Metro Bark-speak branches
have heaen 12iranded as "slores” just as
cusionrerrs eve becone Tarn su axCiled
are thoy supposed to bo Inthis, asin so
much clsc. Metro Bark, set up only four
yea's ago has oeclarsc war or uaditional
Reitish hign-street barks which M Hil
claims. ‘overcharge, undarsarvye and
undonnveost . For tho moment, at least.
Metro Bark 15 coing rather well out of its

nsumrachon

Cpenirg rew banrk branches—sorTy, stores—Iis sudversive enough. Large banks such as
Licyds KBS, Barclavs, FSBC and Santander have been closing branches as fast as they
dare hoping to cut overheads by nudging customers online. Metro Bank has bsen
opening them almost as guickly. I now has 27 confined to Landon and scuthem
England. Evertually it hopes 1o open adout 200. Matro Bank branches also offer a variety
of services (in the loosest scnse ot the word) which crdinary bank brancnes dc not bother
with, such as saicty-depesit boxes. 1he biros are free. rather than wired to the counters.
and fans are allowed to bring their dogs. Mr Hill s own pooch, Duffy, gets star bilng on
the company's advertising pasters Mefro Tlank stores are alsa open every day of the

waek and for anusually long bours
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in doing all this Mr Hill is applying the insights that he gained
from fast-food retaiiing in America He says he learned most,
such as where to site the branches. from Ray Kroc the
founder of McUonald’s. He enjoyod huge success using this
model in America with Commerce Bank, which he sold in
2007, and is now frying to repeat the trick in London. Thus
Mr Hill selects all the Metio Bank siles personal'y (lhey have
to be on stiee! comers) and recently opened the first "irive-
thru store” in Slough, just west of London.

Joseph Dickerson, an analyst at Jeffelies, an investimen!
bank, says that Metro Bank offers a radical alieimative 1o
traditional banks and to the other so-called ‘challenger

banks" that have been set up In recent years, often online he big banks “tocus cn
marketing their preducts to customers and compets aimost solely on pnco,” says Mr
Cickerson, while Metre Bank puts its emphasis an customer relationships, competing on
service and convenience. Metro Bank, therefore. is almost disdainful of using competitive
interest rates to lure fans. It is betting that most people want a return to old-fashioned.
‘ace-fo-face banking, and are willing 1o pay for i

Some in the banking industry are sceprical about this. Overall, for instance peaple are
visiting branches far less oftan than they used ta: the number of transactions precessad in
branches is falling by about 10% a year n Amenica But Matro Sank i1s making it work so

far. It now has 400,000 customer accounts. in the yaar to the end of June ceposits
chmbed to almost 22 billion, representing an annual growth of 125%. 1mis. howaver, Is st
a tiny share ¢t the market; overall, the chaliengers’ share 1s ne more than 2% of the
lending and deposit markets.

Crucially Metro Bank has also yet {6 lum = profit Spending so much on opening so many
stores means itis still losing money, though Mr HIll now expects Lo break evern next year.
Perhaps he will. Peocie will also be watching tc sse whether he can really shake up the
High Stroet banks as ne has threatenad. For now. at least, the branches af the big banks
around the Holborn Metro Bark don’t seem te be opening any later or earlier than they
were before the upstart came along. That could be a sicn of confidence. or complacency.
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Metro Bank’s growth confirms its status as top challenger bank

21t January 2015

Nearly half a miion people have opened accounts at Metro Sank. as the
biggest of the “chalienger” banks reveaied 10 new branch openings — but
saud it has yet lo turn a profit.

Curing 2014 Metro Bank saw its deposils soar from £1.3bn to £2.9bn. with
lending growing to £1 6bn from £754m

Customer accounts increased 10 447 000 a year-on-year growth of 63%
But the hank continued 1o make iosses. notching up a deficit ot £8 9mn
the fourth quarter of 2014 whch it atinbuted to spending on stail.
infrastructure and technology

It said it was the sixth consecutive quarter of declining losses. and
compares to a !oss of £9 4m afier tax in the third quarter

Since its launch in Holborn, central London in 2010, Metre has opened 31
mare branches across the capital and south-east It sad ancther 10 will
open n 2013 including in Brghton, Cambndge. Southend and Harrow 11
workforce has expanded to just above 1.500. with 500 new jobs created
during the year

Its growth comes despite the fact that the bank says it is more interested
in senvice than 1n appeanng N best buy tables for savings or mergages
Aboyt s best oflenng at the momeant s a two-year ixed-1ate cash Isa
paving 1 8%, which creeps into Moneyfacts best buy deals befund the
Post Office’s 1.95% rate

Metro says its approach s to offer the same deals to existing customers
rather than chase afier new customers with teaser rates

kuch of its growth in deposits has come from business customers At the
end of the fourth guarter. deposis from business customers were 84% of

lotal deposits. and lending to businesses made up 45% of lotal lending.

Craig Donaldson. chief executive of Metro Bank. said 2014 was another
great vear for Metro Bank. Throughout the year we saw substantial grovta

in depnsits and lending. and the number of personal and business

Customers joining the banking revolution has continued 1o increase As we
start a new year, we're exciled to conbnue innovating and providing a reai

banking choice to the British peopie. as well as maintaining our
commitment to deliver ine best in service and convenience
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Metro Bank loans and deposits surge
23 October 2014

Metro Bank. one o7 tne new crop of ienders taking on the hign street
glants, szid lcans. deposils and custorrer numbers have 1sen shiongy,

I the thres months to the 2nd of Septenber Mebro's Lolal loans wers
£1 298n — up from £1 1600 at the start of the quarter and mors than
Couble the figure a vear 2arier. Deposis rose by £320m dunng the
guarler 1o £2.34n and also more than doubled form 2 year earlisr.
Dcposis from business customers were 60% of the total.

Customer accounts roze by /1% ITor 3 year ago 1o 406 DU0 However
gfter four vears of rading. lhe ventwre continued to lose meney. recording
2 Inss of £9 4m [t said the loss, down Tom £9 9m the previous quarer,
reflected spending 01 new Dranches technoogy and empioyess.

Bl=tzo Commh mas rezesbed! shon growsh n deposits and acoousts

I#elro was one of the first banxs to arnounce I would t3Ke on the Koo 3uy mages
eslablished lenders. whose repulatons were damaged in the fnzncal

onsis and a stnng of mis-5aliing scandals It launchen 17 | andon and

uffzied Lonvenient opening hows as well as water bowls anud biscuils for

70gs Itnow has 27 *stares’ in and around | ondon

Craig DonalZson Metra's chief executive said” “We're extremery proud of
anutber quarter of stiong growlh it lending. deposils anc cuslome
rnumbess As we enter the final qua-er of 2014 we thank cur nersonzl ard
Dusiress Zustomers for tSir Sngong suUdport and we Iook forward 1o
bringing cur cusiome: focused proposition o mote communiles across

| andon and the soith-gas:

Metro has been ained by Virgin Money Tesea Bank znd TSR, an offshoot
of Lioyds Banking Groug. i Irying to win business Tom Lioyds Roval
Bark of Scatland Batclays and HSBC The sacalied ~haiengsr hanks
are offering a vanea mix of convericnce. cheap daais and mors
straightiorward products to brv 10 lure cusiomers Clher banks lrying to
take: or the Dig four incude Aldermare, which c2ters tor small businesses,
an Sweden's Hanelsbanken, which has grown by word of mouth
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Appendix 6: Social Media Coverage
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Appendix 7: Metro Bank’s Awards

Microsoft names Metro Bank the most innovative in
Europe

2nd December 2015

Metro Bank is proud to have won the Financial Services Award al Microsoft's Visionary Awards for Ouistanding Business
Achievement. The award recognises the most innovative financial services organisation in the EMEA region that is using cutting-
edge technology to better serve its customers.

Wayne Morris, Corporate Vice President of Marketing for Microsoft Business Solutions commented: “Melro Bank has won
the award as they are the perfect showcase of how business and technology teams can work together to deliver a truly amazing
experience for customers and internal colleagues. The team constantly look at the very latest Microsoft technology to meet new
business requirements and quickly look to provide a highly productive and engaging experience to manage customer facing
interactions. They now have a complete single view of the customer and are censtantly innovating and utilising our technology at

the very core to achieve it Truly exciting and a team that epitomise best practice!”

Craig Donaldson, Chief Executive, Metro Bank commented: “We are proud to have been recognised by Microsofi as the most
innevative financial services firm in Europe, the Middle East and Africa. Whilst incumbent banks have continued to use outdated IT,
we have been working with Microsoft to build entirely new systems dedicated to delivering cutstanding customer service. it's
another example of how Metro Bank is revolutionising banking by putting our customers at the centre of everything we do."

The 2015 EMEA Visicnary Awards, which are presented in ten categories, recognise and celebrate Microsoft customers that have
achieved notable accomplishments using their Microsoft solutions.

Metro Bank sweeps up at Moneywise Customer
Service Awards 2015

12th June 2015

Metro Bank, the revolutionary high street bank. was last night presented with three awards at the Moneywise Customer Service
Awards 2015, including Most Trusted Challenger Bank, Best Current Account for Branch Service. and Most Trusted Current
Account Provider. The leading challenger bank was also highly commended in the category for Best Current Account for Call
Centre Service.

The bank, which prides itself on offering customers the very best in service and convenience, beal off competition from banks,
building societies and retailers.

Craig Donaldson, Chief Executive at Metro Bank said: *“The awards are testament to the strength of our model and the
dedication and enthusiasm of cur colleagues. Our thanks, as always. goes out to our customers whe continue to show their support
as we revolutionise UK banking.”

Metro Bank continues its rapid expansion in 2015 most recently opening its 35th store in Tunbridge Wells. with the Harrow store set
to open next on Friday 19th June. It now has more than 500,000 personal and business customer accounts and recently announced
strong quarter one results which saw growth across lending and deposits, with year on year increases of 91% and 109%
respectively.
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Metro Bank wins award for innovative store strategy

22nd May 2015

Metro Bank, the revolutionary high street bank. has scooped the ‘Best Branch Strategy Award® at the Retail Banker International
Awards 2015.

The award recognises Metro Bank’s innovative store approach and commitment to providing its customers with unparalieled levels
of service and convenience. Metro Bank offers customer-focussed banking, with stores open at the convenience of local residents
and businesses - early {o late, seven days a week, 362 days a year. Stores also benefit from fraditional face-to-face service, with no
need for customers to book an appointment and instant account opening.

Chris Brindley, Managing Director Retail Banking at Metro Bank commented: “it's a true honour fo have been recognised by
Retail Banker International for our store strategy. Qur stores enable us fo provide traditional banking services and build perscnal
relationships with local residents. businesses and communities. We pride ourselves on offering our customers unparalleled levels of
service and convenience. and we value the relationships that our stores enable us to create. | would like to take this opportunity to
thank our customers who continue to show their support as we revolutionise UK banking.”

The leading challenger bank confinues its rapid expansion in 2015, most recently opening its 35th store in Tunbridge Wells, with six
more stores set to open later this year.

Metro Bank
IS #

We are very proud to announce that our
AMAZE(ING) Metro Bank University
Team won two FANtastic awards at the
2015 UK Digital Exporience Awards
Colleagues attondod a gilering gala
dinner at the Park . Rverbank,
where they scooped the award for
Financial Customer Service Training
Programme of the Year and the

Best Customer Service Training
Programme Overall. This is a massive
achiovemant lor Metro Bank - wo're

on a mission o create FANS and

this would not be possible without

the AMAZE(ING) traning our
colleagues recenve!
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Appendix 8: Metro Bank: FANS Not Customers

LOVE your BAN

EDITOR’S LETTER

\

“We do not do book reviews™ n Retail Banker international
was one of the first house rules | recall hearng from the
then editor when | first joined VRL. more years ago now
than | care 1o remember.

And that is not a rule | have seen fit 1o break n the ime
| have worked upon the fitle.

| am happy 1o make an exception in the case of Fans Not
Customers: How 1o Create Growth Companses n a No
Growth World by Vemon Hill

Iif you do not know something of Vemon's track record
then you must simply read the book: you are in for a treal.

The scary thing is that the vast majority of relail bankers
will know much about Vernon's track record: they samply
choose 1o ignore many of the lessons that can be gleaned
from his no-nonsense common sense approach to banking.
Those readers fully appraised of the phenomenal success
story that is Vernon Hill can skip the next couple of
paragraphs.

He launched Commerce Bancorp in the US with one
branch, nine staff and $1.5m in capital in 1973. Fast forward
34 years and Commerce was sold to Canada’s Toronto-
Domirson for $8.5bn.

Then in 2010, Hill co-founded Metro Bank in the UK the
first new high-streat bank to be granted 1o set up shop n
over 150 years.

Hil's innovations at Commerce — he talked of reiventing
mm—:ﬂmdmaﬂmmm

Commerce amazed and delighted #ts customers as Hill
sought 10 turn its customers into fans.

Easy said — devilishly difficult to achieve. He also held an
unswerving belief in the importance of the store: by the time
TD snapped up Commerce. the branch network had grown
to 470 stores (not, defindely not, branches).

Hill talked of tuming banking from drudgery into fun —

and shareholders shared in the fun

In the 20-year penod prior fo the TD deal, they eamed an
average annual return of 23%; percent, in a slock market
that returned less than half that over the same period.

A first time for everytning

Hill's book is lered with examples of what makes a great
bank work.

He argues that marketing 1 everything with a neverending
goal fo surprise and delight its cusiomersfans.

Many banks around the world have opened a handful

of flagship branches or stores. in large part modeled on
Appie’s iconic oullets.

At Commerce {and recently in the UK with Metro Bank)
Hill believes that every store should be regarded as the
public face of the bank.

So Hill chooses the best possible locations for his retail
stores and always situated in the highest trafficked locations
avadable. He argues that the best site is almost always
worth the cost per square foot.

Once a location is selected, Hill does not slamp on the
lavishness of the opening: he talks of putting the ‘grand’
Once up and running, Commerce {and now Metro Bank's)
strategy is 1o focus on gathering low-cost deposits. Add 1o
that a fervent belief in adding customer value, no stupid
bank rules and a revenue driven (not cost driven) growth
model.
He amgues that there are some simple keys to financal
execution: believe in your model. over-invest in faciliies
and people and demand 1007, exacution.
He flags up the need to focus on smal things like pens.
Metro Bank gives away a lot of pens; callls to Metro Bank's
cal centre are answered by a real person and on the
second ring.
Above all. it is a generous book. acknowledging the degree
of support Hill has enjoyed from colleagues and famiy, n
particular his wile Shirley — the brains behind store design
and evangehist in chief of the stralegy of design as a
competitive weapon.
As the Metro Bank store network grows towards its target of
200 units by 2020, Hill's fan-base will continue to accelerale
It will be wholly deserved. He remains one of the genuinely
few retail banking stars of the past 30 years and | remain
one of his biggest fans.

Douglas Blakey
douglas blakey @ viifinanciainews com




Appendix 9: Metro Bank — FANtastic Customer Service
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YOUR FIVE-MINUTE GUIDE Tg
BANK CUSTOMER SERVICE

i ho;vmc;id by the consumer group Fairer Finance, has
o some of the big names are failing their custar.
growing numbers of them to vote with their feet, S

lhhmlmmh&mmﬁmm“

Appendix 10: Join the Revolution
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ANS/

not customers

Motro Bank is the revolution
in British banking.

FANS, NOT

CREATE
CUSTOMERS.
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Appendix 11: Local Data Company Report

Multiple name

StreetNo

Street

PostCode

Date
Opened/Clo
sed

Allied Irish Bank PLC | Allied Irish Bank Tenterden W1S 1TD Mayfair Closed 24/05/2011
PLC Street
HSBC HSBC 166 Vauxhall SW1V 2RA Victoria Closed 02/06/2011
Bridge Road
Bank Of Scotland Bank Of 14-16 Cockspur SW1Y 5BL Charing Cross | Closed 06/06/2011
Scotland Street
Santander Santander 95 Victoria Street | SW1H OHW Westminster Opened 07/06/2011
HSBC HSBC 89 Buckingham SW1w oQL Victoria Closed 08/06/2011
Palace Road
Halifax PLC Halifax PLC 2 Wilton Road SW1V 1AN Opened 11/06/2011
HSBC HSBC 333 Vauxhall SW1V 1E) Opened 11/06/2011
Bridge Road
Yorkshire Bank Yorkshire Bank 35 Regent Street | SW1Y 4ND London Opened 16/06/2011
Haymarket
Santander Santander Prince SW7 2AZ South Opened 20/06/2011
Consort Road Kensington
Handelsbanken Handelsbanken 13 Charles 1l SW1Y 4QU London Opened 05/07/2011
Street Haymarket
HSBC Private Bank HSBC 74 St. James's SW1A 1PL St. James's Opened | 15/11/2011
Street
Bank Of Beirut Bank of Beirut 17A Curzon Street | W1J 5HS Mayfair Opened | 06/12/2011
HSBC HSBC 19 Grosvenor SW1X 7HT Knightsbridge | Closed 08/12/2011
Place
Lloyds Bank Lloyds Bank 22-24 Southampton | WC2E 7JA Covent Closed 20/12/2011
Street Garden
Nationwide Nationwide 13 Kingsgate SWI1E 65H Westminster Closed 18/05/2012
Building Society Building Society Parade
Santander Santander 47-48 Piccadilly W1J 0BL London Closed 14/06/2012
Haymarket
The Royal Bank Of The Royal Bank 119-121 Victoria Street | SW1E 6RA Westminster Closed 03/07/2012
Scotland PLC of Scotland PLC
HSBC HSBC 102-104 Brompton SwW3 1) Opened 04/07/2012
Road
NatWest NatWest 19-21 Shaftesbury W1D 7ED London Closed 23/11/2012
Avenue Haymarket
NatWest NatWest 2a Charing Cross | WC2H OHG Leicester Closed 30/11/2012
Road Square
Santander Santander 21 Hanover wi1s 1w Mayfair Closed 03/12/2012
Square
Lloyds Bank Lloyds Bank 50 Grosvenor WI1K 3LF Mayfair Closed 06/12/2012
Street
Virgin Money Virgin Money 6-8 Maddox W1S INR Mayfair Opened | 06/12/2012
Street
The Royal Bank of The Royal Bank 119-121 Victoria Street | SW1E 6RA Westminster Opened 07/01/2013
Scotland PLC of Scotland PLC
NatWest NatWest 217 Strand WC2R 1AT Charing Cross | Closed 15/04/2013
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Multiple name

StreetNo

Street

PostCode

Status

Date
Opened/Clo
sed

NatWest NatWest Berkeley W1] 6BR Mayfair Closed 09/05/2013
Square
Coutts & Co Coutts & Co 16 Cavendish W1G 9DD Marylebone Closed 12/05/2013
Square
Lloyds TSB Lloyds Bank 30-32 Westbourne W2 5RW Paddington Closed 29/08/2013
Grove
TSB Bank TSB Bank 30-32 Westbourne W2 5RW Paddington Opened 29/08/2013
Grove
TSB Bank TSB Bank 12 Broadway SW1H OBH Westminster Opened 29/08/2013
TSB Bank TSB Bank 116 Chancery WC2A 1RS Holborn Opened 29/08/2013
Lane
TSB Bank TSB Bank 68 Baker Street W1U 7ER Marylebone Opened | 29/08/2013
Habib Bank A G Habib BankAG | 76 Edgware Road | W2 2EG Paddington Closed 21/11/2013
Zurich Zurich
Lloyds Bank Lloyds Bank 195 Edgware Road | W2 1EY Paddington Closed 21/11/2013
Raphaels Bank Raphaels Bank 19-21 Shaftesbury W1D 7ED London Opened | 22/11/2013
Avenue Haymarket
The Co-operative The Co- 186 Queensway W2 6LY Paddington Opened 26/11/2013
Bank PLC operative Bank
PLC
Lloyds Bank Lloyds Bank 167-169 Edgware Road | W2 2HR Paddington Opened 10/12/2013
BMCE EuroServices | BMCE 19 Craven Road W2 3BP Paddington Opened 12/12/2013
EuroServices
Barclays Bank PLC Barclays Bank 41-43 Brook Street W1K 4H) Mayfair Closed 06/01/2014
Wealth PLC
The Co-operative The Co- 38 Baker Street W1u 7BY Marylebone Opened | 16/01/2014
Bank PLC operative Bank
PLC
The Royal Bank Of The Royal Bank | 60 Conduit W1S 2GA Mayfair Closed 25/04/2014
Scotland PLC of Scotland PLC Street
Lloyds Bank Lloyds Bank 32 Oxford Street | W1D 1AX Marylebone Closed 01/05/2014
Santander Santander 95 Victoria Street | SW1H OHW Westminster Closed 19/05/2014
The Royal Bank of The Royal Bank | 60 Conduit W1S 2GA Mayfair Opened | 27/05/2014
Scotland PLC of Scotland PLC Street
Barclays Bank PLC Barclays Bank 8-9 Hanaover W1S 1HH Mayfair Closed 05/11/2014
PLC Square
HSBC HSBC 26 Edgware Road | W2 2EH Paddington Closed 05/11/2014
HSBC HSBC 19 St. George W1S 1FN Mayfair Closed 05/11/2014
Street
Lloyds Bank Lloyds Bank 10 Hanover W1S 1H! Mayfair Closed 05/11/2014
Square
HSBC HSBC 19 Marylebone | W1U 4BD Mayfair Closed 06/11/2014
High Street
NatWest NatWest 508 Edgware Road | W2 1EN Paddington Closed 12/11/2014
HSBC HSBC 4-8 Victoria Street | SW1H ONJ Westminster Closed 17/11/2014
NatWest NatWest 57 Victoria Street | SW1H OHP Westminster Closed 17/11/2014
Lloyds Bank Lloyds Bank 117 Oxford Street | W1D 2HW Marylebone Opened | 25/11/2014
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Handelsbanken Handelsbanken | 5 Welbeck W1G 9YQ Marylebone Opened 19/02/2015
Street
HSBC Private Bank HSBC 74 St. James's SW1A 1PL St. James's Closed 19/02/2015
Street
Nationwide Nationwide 12-14 Wigmore W1U 2DA Marylebone Closed 19/02/2015
Building Society Building Society Street
Santander Santander 165 Oxford Street | W1D 2JP Marylebone Closed 01/05/2015
HSBC HSBC 18a Curzon Street | W1J 7LA Mayfair Closed 08/05/2015
Barclays Bank PLC Barclays Bank 91 Baker Street W1U 6RL Closed 15/05/2015
PLC
The Co-operative The Co- 38 Baker Street W1U 7BY Marylebone Closed 15/05/2015
Bank PLC operative Bank
PLC
Santander Santander 29 Portugal WC2A 2HE Charing Cross | Opened | 03/06/2015
Street
The Co-operative The Co- 186 Queensway W2 6Ly Paddington Closed 01/07/2015
Bank PLC operative Bank
PLC
HSBC HSBC 431-433 Oxford Street W1C 2DA Mayfair Closed 30/10/2015
Virgin Money Virgin Money 6-8 Maddox W1S 1INR Mayfair Closed 30/10/2015
Street
Lloyds Bank Lloyds Bank 8-10 Waterloo SW1Y 4BE London Closed 11/11/2015
Place Haymarket
Al Rayan Bank Al Rayan Bank 77-79 Edgware Road | W2 2HZ Paddington Opened 13/11/2015
Islamic Bank Of Al Rayan Bank 77-79 Edgware Road | W2 2HZ Paddington Closed 13/11/2015
Britain
Lloyds Bank Lloyds Bank 8 Marylebone W1U 4NN Mayfair Opened 16/11/2015
High Street
Nationwide Nationwide 157-159 Victoria Street | SW1E 5NA Victoria Opened | 23/11/2015
Building Society Building Society
Virgin Money Virgin Money 30-31 Haymarket SW1Y 4EX London Opened | 30/11/2015
Haymarket
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Date: 01 December 2015
Our ref: 170247
Your ref: Westminster City Council: New Article 4 Direction for changes

ENGLAND

Westminster City Council

Hornbeam House
Crewe Business Park
Electra Way
Crewe
Cheshire

BY EMAIL ONLY CW1 6GJ

T 0300 060 3900

Dear Sirs

Article 4 Direction for changes of use from Al (shops) to A2 (financial and professional
services)

Thank you for your consultation on the above dated 30 October 2015 which was received by Natural
England on 30 October 2015.

Natural England is a non-departmental public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced, and managed for the benefit of present and future
generations, thereby contributing to sustainable development.

Natural England does not consider that this Article 4 Direction for changes of use from Al
(shops) to A2 (financial and professional services) poses any likely risk or opportunity in
relation to our statutory purpose, and so does not wish to comment on this consultation.

The lack of comment from Natural England should not be interpreted as a statement that there are
no impacts on the natural environment. Other bodies and individuals may wish to make comments
that might help the Local Planning Authority (LPA) to fully take account of any environmental risks
and opportunities relating to this document.

If you disagree with our assessment of this proposal as low risk, or should the proposal be amended
in a way which significantly affects its impact on the natural environment, then in accordance with
Section 4 of the Natural Environment and Rural Communities Act 2006, please consult Natural
England again.

We really value your feedback to help us improve the service we offer. We have attached a
feedback form to this letter and welcome any comments you might have about our service.

Yours faithfully

James Hughes
Consultation Team

Page 1 of 1
.B
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Onud ® Natural England is accredited to the Cabinet Office Service Excellence Standard



Office of Rail and Road

Westminster City Council: New Article 4 Direction for changes of use from Al (shops) to A2
(financial and professional services)

Dear Sir/Madam,

Thank you for consulting ORR on the above New Article 4 Direction. The Office of Rail and Road
has no comment to make on this particular document.

Kind regards

A Harrison
Planning Executive

Office of Rail and Road | One Kemble Street |2" and 3™ Floors | London | WC2B 4AN
Tel: 020 7282 3829 | e-mail anneli.harrison@orr.gsi.gov.uk
Web: www.orr.gov.uk
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December 2015

Pimlico Grid Residents’ Association’s response to
Westminster City Council Consultation

for new Article 4 Direction for changes of use from
A1 (shops) to A2 (financial and professional services)

About Us

The Pimlico Grid Residents' Association is a resident-led group representing the
interests of everyone living and working within the Pimlico Grid, an area
comprising and including the streets lying between Warwick Way, Sutherland
Street, Lupus Street, and Denbigh Street; and comprising the largest part of the
Pimlico Conservation Area.

Detail

The Pimlico Grid Residents’ Association’s (PGRA) area of representation is
outside the Core Central Activities Zone and designated shopping areas and it
wishes its area of representation to remain outside of these large scale shopping
and business areas within Westminster. PGRA lies within the Pimlico
Conservation area, an area of mainly residential roads dotted with a few small,
scale parades of shops, restaurants and services, primarily serving local
residential needs. Our area equates to one of London’s unique urban villages.

The PGRA objects to the new Article 4 direction for changes of use from A1
to A2 as it is now presented. We believe, if adopted in its current format,
the new Article 4 would deleteriously affect our area of representation.

Rationale: If adopted in its current form the new Article 4 change of use would
require planning permission for change of use from A1 (shops) to A2 (financial
and professional) only in the Core Central Activities Zone and designated
shopping centres but not outside the CAZ and designated shopping areas.

Such a change will afford greater protection against changes of use from
shops to large-scale, international, financial and property businesses
within the very areas that these large-scale businesses are meant to be
operating (i.e., the CAZ and large shopping zones) than it will afford the
areas adjacent to the CAZ and large shopping zones.

This is unacceptable. Areas outside CAZ and the designated shopping areas will
become prime targets for large, international financial and property businesses to
seek to operate. The inevitable outcome will be that small parades of shops and
arcades, serving local, residential needs and making a sizeable contribution to
the individual character and ambiance of the Westminster Conservation zones
will be destroyed.



These parades of unique, boutique establishments and their proprietors will
quickly be replaced with large-scale estate agents, financial institutions and
professional services, many of which serve foreign investors but not the
residential public of London in the very areas of Westminster which are to be
protected from these kinds of large-scale, international businesses. A2
businesses will locate outside the Core Activity Zone and Designated Shopping
Centres to avoid the planning application required within these two zones.

The result: a serious erosion of the ambiance, charm, character now created by
small, independent prioprietorship within our small, local parades of shops
throughout residential and Conservation areas in Westminster.

Suggestions: Require the same planning permission for A1 to A2 changes
of use throughout Westminster thereby affording the same level of
protection against A2 overdevelopment within residential and Conservation
areas as is afforded to the Core Central Activity Zones and large
designated shopping areas.
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9" December 2015
Our Ref: P-11-373/Westminster Article 4

Policy and Strategy

City of Westminster Council

15" Floor, City Hall, 64 Victoria Street,
London

s

=

Shireconsulting

SW1E 6QP

By email to planningpolicy@westminster.gov.uk

Dear Sirs

YOUR REF : ‘REPRESENTATION FOR THE NON IMMEDIATE ARTICLE 4- A1 TO A2’

1.1.

1.2.

1.3.

Introduction

This submission is made on behalf of Shireconsulting in response to the Council’s “notice of the
making of a non-mmediate Article 4 Direction intended to remove the permitted development
rights for change of use from A1 (shops) to A2 (financial and professional services) in the Core

Central Activities Zone (Core CAZ) and designated shopping centres in the City of Westminster’.

Shireconsulting is a multi-disciplinary practice of town planners and civil/structural engineers
based in offices at St Albans and Bromsgrove. Cumulatively, our staff have decades of experience
in the planning process and advise a wide variety of clients across the United Kingdom upon
planning and development matters, including development control, enforcement and planning

policy representations.

We are also very familiar with the issues raised in accommodating Class A2 financial services
retailers into shopping area locations and over the years have advised a number of such
operators upon the ‘roll-out” of their branch networks. This work has involved applications and
appeals, as well as advice upon making representations upon unnecessarily restrictive emerging
development plan policies. These representations included good quality evidence and cogent
argument and resulted in many restrictive policies being revised by Inspectors at Public

Examination.

P-11-373 Westminster Article 4 Consultation Page 1 of 5 December 2015
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Shireconsulting

We also made detailed submissions to Central Government whenever there was a review of national
policy which related to retail matters. It was evidential representations such as these which led to the
reappraisal of the attitude in national policy towards allowing certain non-Class A1 occupiers to find

premises within shopping areas.

2. Background

2.1.

2.2.

2.3.

In cases where there is no harm to amenity the Government pre-grants planning permission for
certain forms of development. Financial services retailers have always been outside the shops
class for the purposes of the Use Classes Order, but have long been viewed as an essential
ingredient of the mix which gives a shopping centre its vitality and viability. The Government
recognised the need for change and on the 6" April 2014 the Town and Country Planning
(General Permitted Development) (Amendment and Consequential Provisions) (England) Order
(referred to here as the ‘Order’, or the ‘GPDQ’) came into force which allowed the occupation of
Class A1 premises by a “deposit-taker falling within Class A2” as permitted development. The
term “deposit taker” was closely described in the Order and included a bank, a building society,
a credit union, or a friendly society. There were a number of limitations to this permitted change,
such as where the site was a site of special scientific interest, or contained a scheduled
monument and there were also some conditions to be satisfied (which essentially related to

notifying the relevant local planning authority as to when the change of use was taking place).

However, otherwise the permitted change was unfettered by unit size thresholds (often a
premises ceiling of 150m” is imposed by the Order upon any pre-permitted change) or, even
more crucially in this instance, there was no control over the location of the premises (this can be
compared with the change of use introduced for shops to housing the previous year). If the
Government had considered this to be a problem it would have been open to it to introduce the
same control in relation to shop premises in “key shopping areas”as it did in respect of Class 1A

allowing the change from a shop to a dwellinghouse.

When the GPDO was again revised in April 2015, the relevant provision (Part 3 Class D) was
also rewritten to include all of the remaining Class A2 uses (pay-day loans and betting shops

having been taken out of the Use Classes Order) not just ‘deposit takers’.
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This time there are no limitations or conditions placed upon the permitted development rights in
Class D. Having redefined the terms of Class A2, it is clear that the Government expressly
intended to allow the remaining uses in this Use Class to be able to locate anywhere within a
shopping area. This is not an oversight as the unequivocal position of Part 3, Class D can be
compared with the rights given to change shops and other retail uses to restaurants and cafes
within Part 3, Class C of the revised Order (Parts J & M of the GPDO 2015 also carry the

provision relating to assessing the suitability of the location for the proposed change of use).

3. The Government’s Stance

3.1

3.2.

33.

34.

General Policy - the policy throughout the National Planning Policy Framework (NPPF) and
elsewhere (see for instance HM Treasury’s ‘Plan for Growth’) is predicated upon allowing
business and commerce to flourish and removing any obstacles to economic growth. This can be
seen specifically in the NPPF within paragraphs such as 18 to 21, where it instructs LPAs %o
address potential barriers to investment” and not to act as an “Impediment to sustainable

growth”.

Page 41 of the HM Treasury document ‘Fixing The Foundations” (July 2015) notes that the
planning system is “regarded by many as one of the most significant constraints facing the

economy, bringing delay and inflexibility”.

Page 73 (paragraph 15.14) of the Treasury’s 2015 document continues:
“Tlexible land markets are central to harnessing the productivity benefits that cities can offer. A
more flexible, responsive planning system will enable people to afford to live and work in

successtul cities, allow firms to expand and urban economies to adapt to new opportunities”.

The Use of Article 4 Directions - National Planning Policy Guidance (NPPG) provides
assistance to LPAs on the matter of Article 4 Directions. Paragraph: 038 (Reference ID: 13-038-
20140306) is entitled “When is it appropriate to use article 4 directions?” and states that their
use ‘should be limited to situations where this Is necessary to protect local amenity or the
wellbeing of the area. The potential harm that the direction is intended to address should be

clearly identified”.
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3.5. This paragraph of the NPPF continues

“There should be a particularly strong justification [our underlining] for the withdrawal of

permitted development rights relating to:

e g wide area (e.g. those covering the entire area of a local planning authority, National

Fark or Area of Outstanding National Beauty)....”

4. Analysis
4.1. The Government wants to promote investment and let economic growth take place and one of
the ways it is seeking to achieve this is by relaxing the operation of the Use Classes Order by
introducing permitted development rights for those activities that cause no harm to amenity or
the wellbeing of an area. Where those rights are to be taken away using Article 4 controls there
must be evidence of ‘potential harm’. Government requires ‘particularly strong justification” in
cases where GPDO rights are being withdrawn over a ‘wide area’, however in this case there is
absolutely no explanation given upon the Council’s website as to why this restriction is about to

be imposed.

4.2. It should also be noted that the “particularly strong justification’, is even required when
promoting an Article 4 in a nationally protected area such as a National Park, or AoNB, it is
therefore not the Government’s intention that there would be a need for this degree of ‘wide

area’ control in the case of an ordinary London borough.

5. Concluding Remarks

5.1. To conclude there is no evidence of potential harm to amenity or the wellbeing of the area and
there is no need to introduce this burden which will discourage investment and unnecessarily

interfere with the operation of the market.

5.2.  Past experience of Westminster’s consultation process indicates that the LPA goes through the
motions but then ignores any comments received and adopts the document/policy without any
changes. That makes a mockery of the consultation process, undermining confidence in planning,
and the consequent delay and inflexibility confirms the Government’s view that the planning

system is a brake on the economy.
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5.3.  We would be grateful if the Council will continue to notify us of the progress of this consultation.

Yours sincerely

On behalf of SHIRECONSULTING

Ces  Correspondence Team, HM Treasury Email: public.enquiries@hmtreasury.gsi.gov.uk

Better Regulation Delivery Office, Email: brdo.enquiries@bis.gsi.gov.uk
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Article 4 Direction for changes of use from A1l (shops) to A2 (financial and professional services)
Thank you for consulting Transport for London (TfL) on the above policy consultation.

Whilst it is unlikely that a change of use from Use Class Al (Retail) to A2 (Professional and Financial
services) will result in adverse transport impacts, nonetheless the opportunity to consider such
proposals where the Transport for London Road Network (TLRN) or other TfL interests and
operations may be impacted from such a change of use would be welcome. Therefore, TfL does not
object to the Article 4 direction and has no further comments.

Regards

Andrew Hiley | Principal Planner | TfL Planning

Transport for London | 10th Floor, Windsor House, 50 Victoria Street, London
SW1H OTL

Telephone number: 020 3054 7032 (auto 87032) | Email: andrewhiley@tfl.gov.uk

For more information regarding the TfL Borough Planning team, including TfL’s
Transport Assessment Best Practice Guidance, and pre-application advice please
visit https://www.tfl.gov.uk/info-for/urban-planning-and-construction/transport-
assessment-guidance

Please note the changes to our pre application fees from 1°' November 2015
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