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1
 Baker Street Quarter Partnership, Heart of London Business Alliance, New West End Company, The 

Northbank,  Paddington Now, Victoria Business Improvement District 
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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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Article 4 consultation – Change of Use 
from A1 to A2 
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 A1 to A2.  As a 

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. 

mailto:planningpolicy@westminster.gov.uk


Individual

It is my view, based on historic outcomes and the status quo as I 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 A1 (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 
4LZ 
Web: http://www.highways.gov.uk 
 

http://www.highways.gov.uk/


 
 

 
 

 
 

 

Historic England, 1 Waterhouse Square, 138-142 Holborn, London EC1N 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. 

 
 

 

Colette Willis 
Policy, Performance and Communication 
Westminster City Council 
19th Floor, City Hall                                                                                                Our ref: HD/P 5034/54 
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 A1 (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 
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Date: 01 December 2015  
Our ref:  170247 
Your ref: Westminster City Council: New Article 4 Direction for changes 
  

 
Westminster City Council 
 
 
 
 
 
BY EMAIL ONLY 
 

 

  

 Hornbeam House 

 Crewe Business Park 

 Electra Way 

 Crewe 

 Cheshire 

 CW1 6GJ 

 

 T 0300 060 3900 

  

 
Dear Sirs 
  
Article 4 Direction for changes of use from A1 (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 A1 
(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 
 
 



Office of Rail and Road 
 
Westminster City Council: New Article 4 Direction for changes of use from A1 (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 |2nd and 3rd Floors | London | WC2B 4AN 
Tel: 020 7282 3829 | e-mail anneli.harrison@orr.gsi.gov.uk 
Web: www.orr.gov.uk 
 

mailto:anneli.harrison@orr.gsi.gov.uk
http://www.orr.gov.uk/


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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CIVIL & STRUCTURAL ENGINEERS   BUILDING SURVEYORS   TELECOM CONSULTANTS   PLANNING CONSULTANTS 
GEOTECHNICAL ENGINEERS   ELECTRICAL ENGINEERS   PLANNING SUPERVISORS   HEALTH & SAFETY ADVISORS 
REGISTERED OFFICE: The Chapel Barnsley Hall Road Bromsgrove Worcestershire B61 0SZ. Registered in England 2424982 

9th December 2015                      
Our Ref:  P-11-373/Westminster Article 4             

          
Policy and Strategy                 
City of Westminster Council                
15th Floor, City Hall, 64 Victoria Street,              
London   
SW1E 6QP 

By email to planningpolicy@westminster.gov.uk 

Dear Sirs 

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

1. Introduction 

1.1. This submission is made on behalf of Shireconsulting in response to the Council’s “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 

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

1.2. 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.  

1.3. 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.  
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1.4. 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. 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 6th April 2014 the Town and Country Planning 

(General Permitted Development) (Amendment and Consequential Provisions) (England) Order 

(referred to here as the ‘Order’, or the ‘GPDO’) 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).  

2.2. However, otherwise the permitted change was unfettered by unit size thresholds (often a 

premises ceiling of 150m2 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 IA 

allowing the change from a shop to a dwellinghouse. 

2.3. 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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2.4. 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. 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 ”to 

address potential barriers to investment” and not to act as an “impediment to sustainable 

growth”.  

3.2. 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”.  

3.3. Page 73 (paragraph 15.14) of the Treasury’s 2015 document continues:  

“flexible 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 

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

3.4. 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: 

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

Park 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 

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

  Better Regulation Delivery Office, Email: brdo.enquiries@bis.gsi.gov.uk  



Transport for London 
 
Article 4 Direction for changes of use from A1 (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 A1 (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 0TL 
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 1st November 2015  
 
 

mailto:andrewhiley@tfl.gov.uk
https://www.tfl.gov.uk/info-for/urban-planning-and-construction/transport-assessment-guidance
https://www.tfl.gov.uk/info-for/urban-planning-and-construction/transport-assessment-guidance

	Responses received list
	Belgravia Residents Association
	BIDs
	F Dee
	Highways England
	Historic England
	Yours sincerely,
	Katharine Fletcher
	Historic Environment Planning Adviser
	E-mail: katharine.fletcher@HistoricEngland.org.uk
	Direct Dial: 020 7973 3771

	Metro Bank
	Natural England
	Office of Rail and Road
	Pimlico Grid Residents Association
	Shireconsulting
	Transport for London



