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1. INTRODUCTION
1.1 Pegasus Planning Group LLP is instructed on behalf of Metro Bank Limited to submit a planning application for the change of use of the premises at Unit 1, 227/228 Tottenham Court Road from Use Class A1 (retail) to Use Class A2 (bank) use. The site is positioned within the London Borough of Camden. A location plan can be found at Appendix 1 to this statement.
APPENDIX 1 – SITE LOCATION PLAN 
1.2 The application site is a retail unit on the eastern side of Tottenham Court Road.  The site is part of a redevelopment of Nos. 227-233 Tottenham Court Road, which provides 4 large retail units, all of which are currently vacant.  Prior to the redevelopment, there were 7 No. retail units. The Jack Horner Public House is located immediately adjacent to the south of the row of redeveloped retail units, at the corner of Tottenham Court Road and Bayley Street.  
1.3 Metro Bank is a new concept in retail banking in the UK, which will shortly be opening in London and surrounding areas within the M25. Metro Bank will provide customers with banking hall facilities 7 days a week, opening earlier in the morning and later into the evening than traditional High Street banks. Metro Bank’s Operational Statement is included at Appendix 2 to this statement.
APPENDIX 2 – OPERATIONAL STATEMENT

1.4 No external alterations are proposed in the context of this application. The shop front of this and the other related shop units were the subject of a recent planning permission.  A further shopfront application, together with a formal scheme of advertisements will be submitted in due course.
2. THE SITE
2.1 The application site comprises the ground floor and basement of Unit 1, Nos. 227/228 Tottenham Court Road.  The site is positioned within 227-233 Tottenham Court Road, which is an historic 4 and 5 storey building along the eastern side of Tottenham Court Road. The unit the subject of this application turns the corner of Store Street from Tottenham Court Road. 

2.2 The application site, together with the adjoining units, has historically been used for retail purposes on the ground floor and basement level of the property.  The upper floors have been used as a mix of retail with offices. The total, gross internal floor space of the ground floor is 268 sq m.  The total gross internal floorspace, including the basement is 862 sq m.
2.3 The site is positioned within a defined frontage, which previously contained 8 separate premises, 7 retail units and one public house. The frontage is demonstrated within the London Borough of Camden’s adopted Unitary Development Plan (2006). An extract of the relevant proposals map is attached at Appendix 3 to this Statement.  Also attached at Appendix 3 is Map 16 from the ‘Revised Planning Guidance for Central London’ document; this shows the Defined Frontages on Tottenham Court Road, New Oxford Street and Charing Cross Road.
APPENDIX 3 - EXTRACT FROM UNITARY DEVELOPMENT PLAN AND MAP 16 FROM REVISED PLANNING GUIDANCE FOR CENTRAL LONDON
2.4 However, since the redevelopment of the site, the retail units have been rationalised.  There are now only four retail units. No. 234-236 Tottenham Court Road retains its current use as a public house (The Jack Horner).
2.5 In terms of the wider area, the application site is positioned in a very vibrant retail area in Central London. The theatre district and internationally renowned tourist areas are positioned to the south of the site. Oxford Street is located perpendicular to Tottenham Court Road and is a short distance to the south and west of the site.

2.6 With regard to accessibility, the site is located close to bus stops for frequent services across London and is also located conveniently for Tottenham Court Road and Goodge Street underground stations.

2.7 The predominant land use on Tottenham Court Road is retail. Attached at Appendix 4 is a schedule of land uses (per use class) of all of the units surveyed along Tottenham Court Road.  The schedule is accompanied by a Land Use Plan showing the uses on a map.
APPENDIX 4 – SCHEDULE OF USES, TOTTENHAM COURT ROAD AND LAND USE PLAN 
2.8 The Land Use Plan has surveyed all the frontages on Tottenham Court Road and New Oxford Street as detailed on Map 16 of the Revised Planning Guidance for Central London (see Appendix 3).  This includes only those frontages within the London Borough of Camden. 

2.9 The conclusion to be drawn on the results of the schedule of uses is that 77% of all premises surveyed on the Defined Frontages of Tottenham Court Road and New Oxford Street are in retail (Class A1) use.

3. BACKGROUND TO THE APPLICATION
3.1 This application is submitted on behalf of Metro Bank Ltd, a UK retail bank. Metro Bank has recently been successful in obtaining planning permission for changes of use in various locations around London.

3.2 Metro Bank has expressed an interest in setting up a retail banking outlet at Unit 1, 227/228 Tottenham Court Road. The application site, together with the adjoining Units 2-4, is vacant.  Attached at Appendix 5 are the Marketing Particulars of the site, which demonstrates that the units continue to remain vacant despite a sustained marketing campaign, which began in June 2008. 
APPENDIX 5 – MARKETING PARTICULARS

3.3 The site’s vacancy is causing this part of Tottenham Court Road to appear in decline. It is therefore important to ensure that in order to prevent further decline, the vacant units, including the application site are occupied.

3.4 The renovation of the wider site took place to ensure that the landlord could provide a modern type of retail unit, best suited for modern retailers and attractive to high quality tenants.  Due to the economic downturn, none of the units are currently let.  Metro Bank are offering to take on a long-term lease at this prominent site and are considered to be a high quality operator, albeit not one in Use Class A1. 

3.5 As such, this application is made for change of use from Use Class A1 to Use Class A2 (bank).

4. PLANNING HISTORY
4.1 A comprehensive planning permission was granted for premises at 227-233 Tottenham Court Road, 24 Store Street and 10-12 South Crescent, WC1 under the reference 2004/3201/P. That planning permission was granted on 21 October 2004 and the description of development was confirmed as follows:
“Formation of a four storey rear extension to 10-12 South Crescent behind a retained façade, together with roof extension to existing building at 227 – 233 Tottenham Court Road to accommodate retail (Class A1) at ground and basement floor levels and office (Class B1) at rear ground and upper floors, and associated external alterations and plant”.

4.2 Copies of relevant documentation in respect of the above mentioned application can be found at Appendix 6A to this statement

APPENDIX 6A – PLANNING PERMISSION AND OTHER DOCUMENTATION 
RELATING TO REF 2004/3201/P 

4.3 There are no restrictive conditions on this permission that would prevent an A2 user occupying the site.

4.4 Other applications of significance include ‘The Qube’ development at 101-106 (107) Tottenham Court Road. That scheme, which granted consent for ‘alterations and extension involving 6 storey extension at rear to provide additional office (class B1) floor space and additional plant at roof level; partial change of use of existing office floor space to form 5 no residential flats (class C3) fronting Whitfield Street; elevational changes, involving re-cladding; and, additional retail space at ground floor, including relocation of office entrance to Whitfield Street frontage’ resulted in a net creation of 522sq m of retail (class A1) floor space on Tottenham Court Road. That permission was granted on 13 January 2004 under the reference PSX0104726. Further revisions of that permission have been granted since. Relevant details of that permission can be found at Appendix 6B to this statement.
APPENDIX 6B – PLANNING PERMISSION AND OTHER DOCUMENTATION RELATING TO REF PSX0104726

Other Metro Bank premises

4.5 Planning permission has been granted for the applicant Metro Bank at 160 Kensington High Street and at 247-249 Cromwell Road, both sites being located within The Royal Borough of Kensington and Chelsea.
4.6 No. 160 Kensington High Street is located within a designated frontage (core frontage within a Principal Shopping Centre). A proposal to change the use of two A1 uses (internet café and coffee shop) to combined premises for A2 use was granted on 18 June 2009 under the reference PP/09/00893. Relevant papers in respect of that application can be found at Appendix 6C to this statement.
APPENDIX 6C - DECISION NOTICE, OFFICERS REPORT AND LOCATION PLAN, NO. 160 KENSINGTON HIGH STREET
4.7 Nos. 247-249 Cromwell Road is located just outside the Earls Court Local Centre.  A proposal to change the use of the ground and mezzanine floors from offices (Use Class B1) to a bank (Use Class A2) was granted in April 2009, by way of application Ref: PP/09/00401.  The decision notice, officer’s report and location plan are included at Appendix 6D.
APPENDIX 6D – DECISION NOTICE, OFFICERS REPORT AND LOCATION PLAN, NOS. 247-249 CROMWELL ROAD

4.8 Metro Bank also form part of the emerging mixed use retail and office refurbishment scheme at 1 Southampton Row (App. No. 2008/5184/P) within the Borough of Camden.

5. POLICY ASSESSMENT
5.1 This section seeks to assess the planning guidance and policies most relevant to the application proposal.

National Planning Guidance

5.2 Planning Policy Statement 1: Delivering Sustainable Development is relevant to the application.  At para 31, it states:

“...Decisions have to be taken in accordance with the development plan unless other material considerations indicate otherwise.  Only policies in plans which can be implemented through the granting of planning permission can form the framework for decisions under Section 38 of the Planning and Compulsory Purchase Act 2004”. 

5.3 The Consultation Paper on a new Planning Policy Statement: ‘Planning for Prosperous Economies’ was published in May 2009.  The intention of that document will be to replace current planning guidance and bring together the themes relating to economic development, planning in town centres and to some extent planning in rural locations. In this context, the consultation paper is aimed to replace PPG4, PPS6 and in part PPS7. 

5.4 At Policy EC6 of the consultation document, it states that local planning authorities should proactively plan for consumer choice and promote competitive town centre environments by (inter alia); ‘supporting the diversification of uses in the town centre as a whole’.  
5.5 The current Planning Policy Statement 6: ‘Planning for Town Centres’ is considered relevant to the application.

5.6 PPS6 states that the Governments key objective for town centres is to promote their vitality and viability by promoting the growth and development of existing centres and promoting and enhancing existing centres, by focusing development in such centres and encouraging a wide range of services in a good environment, accessible to all (para 1.3).

5.7 Para 1.4 goes on to list other objectives which need to be taken into account in the context of the key objectives.  These include enhancing consumer choice by making provision for a range of shopping, leisure and local services, which allow genuine choice to meet the needs of the entire community, particularly socially excluded groups.

5.8 In summary, PPS6 seeks to encourage attractive town centres with a diversity of uses, whilst retaining a high proportion of retail uses within primary frontages.

Unitary Development Plan Policies

5.9 The ‘Planning and Compulsory Purchase Act 2004’ introduced a mechanism where policies in existing adopted Local or Unitary Development Plans are ‘saved’ for three years unless they are replaced by a new policy.  The ‘saving’ of policies needs to be ratified by the Secretary of State.
5.10 For clarity, the application site is located within a ‘Central London Frontage’ and is positioned within the Bloomsbury Conservation Area.

5.11 The relevant Unitary Development Policies in the determination of the application are Policies R1 (A), R2, and R7 (A) of the adopted London Borough of Camden UDP (2006).

5.12 Policy R1 (A) relates to the location of new retail and entertainment uses. Part A refers to ‘shops and services’ and confirms the following: 

“The Council will grant planning permission for development for shopping and service uses (Use Classes A1 and A2) and markets in Central London Frontages... Developments should be of an appropriate scale and character for the centre to which they relate”. 
5.13 Following the advice at Policy R1 (A), the commentary to be found at paragraph 6.11  of the UDP emphasises that:

‘the vitality and viability of centres is strongly influenced by the variety and choice of shops and services available in them. The Council will seek a mix of uses in each centre that maintains its particular character, but will allow changes in the mix that ensure its continued vitality and viability’.
5.14 Policy R2 then focuses on the general impacts that may occur in respect of new retail and entertainment uses. Subsequently, the policy advises the following:
“The Council will only grant planning permission for development for shopping and service uses, food and drink uses, licensed entertainment and markets (in Use Classes A1, A2, A3, A4, A5, D2 or sui generis) where it considers the development:
(a) will not cause harm to the character, amenity, function, vitality and viability of the area, or of other areas it affects; and

(b) is readily accessible by a choice of means of transport, including by foot and public transport and by late night public transport if late night opening is proposed.

The Council will consider the cumulative effects of a development, having regard to existing provision and valid planning permissions with potential to be implemented, and also the need to reduce car travel”.
5.15 The content of Paragraph 6.21 is noted, especially the last sentence, which reads ‘vacancies can limit a centre’s attractiveness and vitality and can lead to further decline’.
5.16 Policy R7 is material to this statement and the submission for a change of use from Use Class A1 to A2. Policy R7 (A), which relates specifically to (inter alia) Central London Frontages, states the following:

“At ground floor level in Central London Frontages…the Council will resist the net loss of shopping floorspace (Use Class A1) and will only grant planning permission for development that it considers will not cause harm to the character, function, vitality and viability of the centre”.

5.17 In terms of the protection of the Central London Frontages, paragraph 6.43 expresses that:

‘uses that may make a positive contribution to the character, function, vitality and viability of the (Policy) R7(A) centres at ground floor level include comparison and convenience shopping, financial and professional services, food and drink uses, health centres, libraries, pubic offices, places of worship, licensed entertainment…’
5.18 The guidance then goes on to state that the precise mix that will be appropriate and the extent to which a particular use is appropriate will vary from centre to centre and location to location.
5.19 Paragraph 6.44 consequently goes on to advise that: 
‘the Council will seek to retain strong elements of convenience and comparison shopping in these centres. This will involve resisting loss of shops where long runs of other uses in ground floor frontages would be created or where the number of units in non-A1 use would cause harm to the character and viability of the centre. The appropriate mix of uses in centres will vary, reflecting their different characters. Where the Council considers it to be appropriate, it will produce supplementary guidance for individual centres’.
Revised Planning Guidance for Central London: Food, Drink and Entertainment, Specialist and Retail Uses 
5.20 This document was produced to complement the existing UDP policies concerning the same issues. The planning guidance document provides more detailed advice in respect of the assessment of planning proposals. Section D of the document focuses on Central London Frontages.
5.21 Paragraph 15.12 refers to the character of the Tottenham Court Road/Charing Cross Central London Frontage. It advises that: 
‘two distinct concentrations of specialist retail uses of London-wide significance can be identified here; furniture/home furnishings and electrical goods. These uses are said to be intermingled with High Street multiples providing a range of convenience goods and services’. 
5.22 Further, Paragraph 15.13 notes that:

‘historically, Tottenham Court Road has been associated with the furniture trade and these uses remain today’. 
5.23 At the time of the adoption of the planning guidance, the Council confirmed that there were 17 furniture and home furnishing stores in that part of the Central London Frontage, many of which occupy large retail premises. However, the planning guidance acknowledges that ‘more recently, a small proportion of these stores have become vacant’.

5.24 Paragraph 15.20 of the guidance then expresses that: 
‘due to the importance of the retail role of Tottenham Court Road, which the Council does not wish to see diminished, planning permission will not be granted for changes of use from retail to other non-retail uses, except in exceptional circumstances (see paragraph 15.21), at ground floor level’.

5.25 Paragraph 15.21 then goes on to advise that:

‘additional food, drink and entertainment uses [Note, this does not refer to Class A2 uses] may be appropriate in this area provided they do not result in a harmful concentration. However, to protect the main area of retail uses, planning permission will not be granted for development that results in normally more than 25% of shop units in each individual frontage shown on Map 16 being in food, drink and entertainment uses. This allows some flexibility for limited growth...’. 
5.26 It is noted that Paragraph 15.21 then goes on to advise in respect of concentrations of food, drink and entertainment uses within premises adjacent and opposite. The advice confirms that:

‘planning permission will not be granted for development which results in more than two of these uses being located consecutively in a frontage’.

5.27 Whilst direct reference to A2 uses is not made within paragraph 15.21 of the guidance, it follows that the content of that paragraph could potentially be considered in the assessment of this application for a change of use from A1 to A2, according to a Planning Policy Officer.  
5.28 However, it has been advised, through pre-application discussions, by a Jennifer Walsh at Camden Council that the content of Paragraph 15.21 does not apply to A2 uses. 
Policy Summary

5.29 PPS6 encourages a diverse mix of related uses within Town Centres and a higher proportion of A1 uses within Primary Frontages.

5.30 Unitary Development Plan policies understandably seek to protect retail floor space within the Borough’s Central London Frontages. New service uses are generally encouraged in such areas but the Council is keen to ensure that appropriate uses are placed in suitable locations. 
5.31 Consequently, in policy terms, the main test should be whether the proposal would comply with the UDP policies R1, R2 and R7 and to what extent it would be compliant with the relevant Supplementary Planning Guidance. 
6. PLANNING ASSESSMENT

6.1 Having reviewed the relevant planning policies at both local and national level, the key issues in the determination of this application are summarised below:

i) Whether the proposal would harm the vitality and viability of the shopping area;
ii) Whether the proposed use would be harmful to the amenity of the area; 
iii) Whether the location is readily accessible by public transport; and
iv) Whether the proposed use would preserve or enhance the character and appearance of the Bloomsbury Conservation Area.

6.2 Each of these issues will now be considered in turn:

i) Would the proposal harm the vitality and viability of the shopping area?
6.3 The proposed Class A2 use is one which is complementary and appropriate within this central location.  It is considered that the type of use proposed and the nature of the operation will augment the offer from existing local shops and services.

6.4 A schedule of uses and a Land Use Survey is included at Appendix 4 (see Section 2 of this Statement).  This survey was undertaken in June 2009.  The Land Use Plan shows that there are 146 retail units in the defined frontages along Tottenham Court Road and New Oxford Street.  The existing uses of these 146 units are as follows:

	Sectors
	No. of units
	Percentage of units

	A1
	112
	77%

	A2
	9
	6%

	A3/A4/A5
	15
	10%

	Other
	10
	7%


6.5 This survey reveals the 77 % of the units are in Class A1 use.  This is a very high percentage of A1 for this central area.  A change of use at Unit 1 would result in 111 A1 units remaining (76 %).  Therefore, a change of use would barely have a perceptible impact in terms of land use.

6.6 The proposal would not lead to an over-concentration of non-retail uses in the clearly ‘definable’ frontage.  The proposal will not result in more than two non-retail uses being located together.  The adjacent unit to the south is vacant and has a lawful use for Class A1 purposes; the unit across Store Street to the north is occupied by Carphone Warehouse (an A1 use Class).  
6.7 Paragraph 15.21 of the Supplementary Planning Guidance refers specifically to ‘food, drink and entertainment uses’.  The Supplementary Planning Guidance (SPG) states that further changes of use from Class A1 to one of these types of uses will only be permitted where not more than 25% of a defined frontage would be in a food, drink or entertainment use.
6.8 The Council through pre-application discussions has stated that this 25% threshold is not applicable to Class A2 uses, only to ‘food, drink and entertainment uses’.  In addition, the relevant UDP policies make no reference to this 25% non-A1 threshold.  Therefore, it is considered that there is no policy justification for assessing the proposed change of use to Use Class A2 against this threshold.

6.9 The application site is located in a frontage running from Store Street to Bayley Street.  This frontage currently contains 5 retail units, 4 of which are within the subject development and 1 public house at the corner of Bayley Street (Class A4).  Therefore, currently 20% of the units in this defined frontage are in ‘food, drink or entertainment use’.  A change of use at Unit 1 would result in 40% non-retail use to 60% retail use.  However, the number of food, drink and entertainment uses would remain at 20% of the frontage.

6.10 It should also be noted that should a change of use be granted, both of the non-A1 units (the application site and the Jack Horner P.H) would be located at opposite ends of the frontage.  Between them, there would be 3 No. consecutive A1 units.  Therefore, a change of use at Unit 1 would not result in consecutive non-A1 units or a significant break in the retail frontage. 

Vacancy
6.11 The Council’s planning policy generally presumes against the loss of Class A1 uses, unless exceptional circumstances can be demonstrated.  In the case of this redevelopment scheme (Units 1-4, 227-233 Tottenham Court Road), this can be demonstrated by the fact that all of these units remain vacant despite 14 months of sustained marketing. 

6.12 The planning permission 2004/3201/P was implemented to provide a high quality retail offer in this prime location and to provide larger retail units to suit modern retailers.  Despite the redevelopment conforming to modern retail standards, all 4 units remain un-let.  This gives this Defined Frontage a localised 80% vacancy level. 
6.13 It is considered that this continued vacancy is due, in part, to the current economic downturn, which has severely impacted on the retail sector over the past 18 months with very little indication of an immediate or early recovery.  This localised vacancy has an ongoing negative impact on the vitality and viability of the local area, making this part of Tottenham Court Road less attractive to shoppers. Occupation by Metro Bank will further help to attract retail tenants for the remaining empty units, thus enhancing the vitality and viability of the area.

6.14 In addition to the localised 80% vacancy level of the Defined Frontage, the Land Use Plan and survey (at Appendix 4) shows that, as a whole, there is a 12% vacancy level in the defined frontages of Tottenham Court Road and New Oxford Street.

Operation 

6.15 Metro Bank intend to operate as a new concept in banking.  Metro Bank will be open seven days a week and will open much later than traditional ‘high street’ banks (8am-8pm) as core trading hours.  However, longer hours will be considered as the business matures, potentially from 7am to 10pm.  This will meet an as yet, untapped demand for banking at convenient hours for the local population.

6.16 The layout of the bank will be more akin to a shop layout than a bank.  Traditionally, banks occupy approximately 50% of their floor area for ‘back of house’ operations, and only 50% for customer service and circulation.  Metro Bank will have approximately 85-90% of floor space given over to customer service areas.  This will increase the vitality of the premises and its perceived ‘retail’ image.   

6.17 The proposed hours of operation will ensure that the premises are open during Saturday afternoons and Sundays; at times when other ‘high street’ banks are shut. The Metro Bank model will generate very high levels of footfall, more on a par with a shop or fast-food restaurant. This will retain a lively and active frontage during the peak times and beyond for the local area.

6.18 Therefore, it has clearly been shown that although planning policy generally seeks to retain Class A1 uses, a change of use at this location would be an ‘exceptional circumstance’.  
6.19 In the light of the above considerations, it has been demonstrated that the change of use is compliant with planning policies R1, R2 and R7. 
ii) Would the Proposal be Harmful to the Amenity of the Area?

Residential
6.20 The site is located within an existing commercial/retail building. Therefore, the use of the site as a bank will not directly impact on residential neighbours. 
6.21 The bank is proposed to open into the evening (to approximately 10pm at the latest).  It is not considered that this closing time would cause disturbance or nuisance to any nearby residents.  It should be noted that unlike late night Class A3 and A4 uses, customers will not all leave the premises at the same time and congregate outside before making their way home.  Anti-social behaviour is not synonymous with Class A2 bank uses.

Frontage 

6.22 The new bank will retain frontages on both Tottenham Court Road and Store Street elevations, which will be ideal for this predominantly retail area.  The proposal will not cause any visual detriment to the Bloomsbury Conservation Area.  
iii) Would the Location be Readily Accessible by Public Transport? 

6.23 The site is in a very sustainable location, close to bus stops for frequent services across London and is also located conveniently for Tottenham Court Road and Goodge Street underground stations.  The site has a Public Transport Accessibility Level (PTAL) of 6b, the highest level achievable (please refer to www.londonprofiler.org).
6.24 In sustainability terms, the application site is very well suited for a retail bank use requiring a city centre location.

iv) Would the use Preserve or Enhance the Character of the Bloomsbury Conservation Area?
6.25 The proposal will not be harmful to the Bloomsbury Conservation Area.  At present, no changes to the shopfront or signage are proposed.  Any changes in the future will be carefully considered to enhance the character of the area and will be subject to formal submission.

6.26 The use itself will not be detrimental to the Conservation Area either.  Class A1 and A2 uses can be very similar in terms of their intensity and customer numbers.

6.27 Indeed, it could be suggested that by enabling the application site to be returned to a meaningful High Street use, this actually assists in enhancing as well as preserving the character of the Bloomsbury Conservation Area.

7. CONCLUSIONS
7.1 The planning application is submitted on behalf of Metro Bank Ltd for a change of use from Use Class A1 (retail) to Use Class A2 (bank).  
7.2 This statement has demonstrated that the location of the site is suitable for this type of use. 
7.3 The proposed use will not harm the vitality and viability of the immediate area. It is contended that the proposed A2 use will enhance and maintain this vitality and viability by acting as a draw to customers, complimenting the existing range of shops and services.

7.4 The application site is currently vacant despite continuous marketing. In this regard, it is considered that by enabling the site to be occupied, it will positively contribute to the vitality and viability of the area. The application premises currently possesses a ‘dead frontage’, which results in a negative perception in retail terms that is not expected or indeed welcomed in such a vibrant location as Tottenham Court Road.

7.5 The applicant has been successful with regard to two recent planning applications in the Royal Borough of Kensington and Chelsea; (No. 160 Kensington High Street and Nos. 247-249 Cromwell Road). In the committee report regarding No. 160 Kensington High Street, the officer expressed that ‘a retail bank can increase footfall and can assist in maintaining the vitality of a centre’. The applicant considers this to be a universal aspect of its expected retail operations, given the uniqueness of this particular new and innovative banking operation.
7.6 It is also considered that the occupation of the application site will have a positive impact on the Bloomsbury Conservation Area. The vacancy of the site is not welcomed in such a historic location.

7.7 In the light of the above, we trust that the Council can consider this application favourably and grant planning permission for this proposed change of use. 

