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CITY OF WESTMINSTER

PLANNING APPLICATIONS
COMMITTEE

Date Classification
19 May 2015 For General Release

Report of
Director of Planning

Wards involved
Lancaster Gate

Subject of Report 104 - 110 Queensway, London, W2 3RR
Proposal Use of basement and upper floors of 104 as hotel with ancillary
reception at part ground floor with (Class A1) retail use at new
mezzanine floor and remainder of ground floor. Erection of mansard
storey and rear first and second floor extensions at 104 for hotel use.
Use of first and second floors of 110 as two self-contained studio flats
(land use swap with 104). Installation of new shopfront to 104.
Alterations to existing mansard at 106-110 comprising recladding with
natural slate and insertion of lead-clad dormers with timber sash
windows. Associated works.
Agent Perry + Bell Ltd
On behalf of Midas
Registered Number 15/00494/FULL TP /PP No TP/4964/7166
Date of Application 21.01.2015 Date 21.01.2015
amended/
completed
Category of Application Other
Historic Building Grade Unlisted
Conservation Area Queensway

Development Plan Context

- London Plan July 2011

- Westminster’s City Plan:
Strategic Policies 2013

- Unitary Development Plan
(UDP) January 2007

Outside London Plan Central Activities Zone
QOutside Central Activities Zone

Within Queensway and Westbourne Grove Major Shopping'Centre

Stress Area

Within Stress Area

Current Licensing Position

Not Applicable

1.

RECOMMENDATION

Grant conditional permission.
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SUMMARY

The application relates to a group of uniisted buildings located on the eastern side of
Queensway within the Queensway Conservation Area.

Permission was refused in November 2014 for alterations and extensions to Nos. 104-110
Queensway in connection with the use of the upper floors of No.104 as additional hotel
floorspace for the existing hotel at Nos. 106-110. The application was refused due to the
detrimental impact of the works to the rear of the site on the character and appearance of the
building and the area, and due to the increased sense of enclosure to a neighbouring flat to
the rear at inverness Terrace resulting from the rear extension at first floor level. The works
were largely completed on site at the time of the previous decision.

The current application seeks to avercome the reasons for the previous refusal. In terms of
the design issues, the applicant is proposing to make alterations to the rear extensions
including the rebuilding of the rear of the roof extension at No.104 to provide a sloping
mansard instead of a sheer brick elevation and alterations to the detailing of the rear elevation
including the fenestration. In response to the amenity issue, the applicant has agreed to
demolish part of the rear extension at first floor level in order to provide a greater setback from
the affected property at Inverness Terrace.

The key issues in this case are:

» The provision of additional hotel floorspace and relocation of the residential
accommodation.

¢ The loss of retail floorspace.
The design (including height and bulk) of the roof and rear extensions to No.104 and the
design of the altered mansards to Nos.106-110, taking into account the impact on the
character and appearance of the Queensway Conservation Area.

+ The impact of the proposal on the amenity of neighbouring occupiers.

The proposal is considered to be acceptable in land use, design, amenity and highways
terms, as outlined in the report and as such is recommended for approval.

CONSULTATIONS

SOUTH EAST BAYSWATER RESIDENTS ASSOCIATION

Appears that applicant has attempted to address reasons for refusal. Cannot gain access to
rear of site to fully assess relationship with Inverness Terrace. Understand that owners of
104-110 now own 102.

BAYSWATER RESIDENTS ASSOCIATION
No objection provided reasons for original refusal overcome.

THAMES WATER
Inability of existing waste water to accommodate the needs of the development and requests
condition requiring drainage strategy. No comments with regard to water.

HIGHWAYS PLANNING MANAGER
Concerns regarding coach arrivals and lack of details on management; details of cycle parking
required; servicing management plan required.

ADJOINING OWNERS/OCCUPIERS AND OTHER REPRESENTATIONS
No. Consulted: 112; Total No. of Replies: 0.
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ADVERTISEMENT/SITE NOTICE: Yes
BACKGROUND INFORMATION
4.1 The Application Site

The application relates to a group of unlisted buildings located within the Queensway
Conservation Area. The site is located within the Queensway and Westbourne Grove District
Centre as designated in the adopted UDP, the Queensway and Westbourne Grove Major
Shopping Centre as defined in the City Plan and within the Queensway and Westbourne
Grove Stress Area for entertainment uses.

The application relates mainly to 104 Queensway, which until recently was occupied as a
retail unit (Class A1) at ground floor and basement levels, an office at first floor level and two
residential flats above. The applicant is the operator of the hotel within the upper floors of the
adjacent group of buildings at 106-110 Queensway.

4.2 Relevant History

Planning permission was refused in November 2014 for alterations and extensions to
Nos.104-110 Queensway in connection with the use of the basement and upper floors of
No.104 as hote! floorspace with ancillary reception at part ground floor with retail (Class A1)
use at new mezzanine floor and the remainder of ground floor level. The extensions included
a mansard storey and rear first and second floor extensions at No.104. The scheme also
inctuded the use of the first and second fioors of No.110 as fwo self-contained studio flats
{land use swap with 104). Alterations included the installation of a new shopfront to No.104,
alterations to existing mansards at 106-110 comprising recladding with natural slate and
insertion of lead-clad dormers with timber sash windows. The application was refused on the
following grounds:

‘Because of its design, bulk, height, materials and arrangement of windows, the new rear
elevation including the extension to the new fourth floor level, would harm the appearance of
this building and fail to maintain or improve (preserve or enhance) the character and
appearance of the Queensway Conservation Area. This would not meet S25 and S28 of
Westminster's City Pian: Strategic Policies adopted November 2013 and DES 5, DES 9, DES
1 and paras 10.108 to 10.128 of our Unitary Development Plan that we adopted in January
2007. (X16AC)

‘The first floor rear extension would make the people living in the studio flat to the rear of 85
inverness Terrace feel too shut in. This is because of its bulk and height and how close it is to
windows in that property. This would not meet S29 of Westminster's City Plan: Strategic
Policies adopted November 2013 and ENV 13 of our Unitary Development Plan that we
adopted in January 2007. (X148B)

Permission was granted in October 2012 for use of part of first floor of No. 104 as mini-cab
telephone contact office. (Hours of opening: 08.00 - 00.00 (Mondays - Saturdays) and 09.00 -
18.00 (Sundays and Bank Holidays}.

THE PROPOSAL

The scheme involves the change of use of part ground floor and the whole of the basement
and upper floors of No.104, including the addition of a mansard roof extension and rear
extensions to provide additional hotel and ancillary reception and restaurant fioorspace in
connection with the amalgamation of the building with the existing Royal Hyde Park Hotel at
106-110 Queensway. Alterations to the facades including a new shopfront and signage at
No.104 and a replacement kitchen extract duct to the rear of No.106 are also proposed. The
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works commenced on site prior to the submission of the application and progressed
significantly, although works have now ceased pending the outcome of the current application.

DETAILED CONSIDERATIONS
6.1 Land Use

The lawful use of the ground floor and basement levels of No.104 is for Class A1 retail, whilst
the lawful use of the upper floors is for office (Class B1) at first floor level and residential
(Class C3) at second and third floor levels. The proposal would involve the loss of retail
floorspace at ground floor and basement levels and the loss of the office floorspace at first
floor level. The residential floorspace at second and third floor levels would be transferred to
the first and second floor levels of No.110 Queensway.

6.1.1 Loss of Retail

The application site is located within the Queensway and Westbourne Grove District Centre
as designated in the adopted UDP which is specifically designed to enhance the vitality and
viability of the area by maintaining the predominantly retail function. This part of the District
Centre is defined as Core Frontage. The Queensway and Westbourne Grove District Centre
has been designated in the City Plan adopted November 2013 as a Major Shopping Centre,
due to its dual role serving local residents and commuters, as well as a wider catchment from
across London and beyond.

The City Council's City Plan recognises that retail floorspace plays a vitai role in the borough's
economy with shopping centres providing local residents with access to shops and services.
Shopping Centres can provide a forum for community interaction and those who are less
mobile within the community can be particularly dependant of the local shops. It is
acknowledged that uses such as banks, hotels and restaurants can complement the retail
uses by meeting community needs and encouraging activity by attracting people into the
Centre. However, concentrations of non-A1 uses can break up the frontage, thereby
damaging the appearance, character and function of the Centre.

Policy $21 of the City Plan sets out that 'existing retail will be protected throughout
Westminster except where the Council considers that the unit is not viable, as demonstrated
by long term vacancy despite reasonable attempts to let'. The supporting text advises that this
approach will ensure that the needs of customers and retailers across the city are met through
retention of the number of shops and overall amount of retail floorspace. The concentration of
shop uses within designated Shopping Centres should be maintained to protect their
attractiveness to shoppers.

Policy $13 of the City Plan relates to areas outside of the Central Activities Zone (CAZ) and
the North Westminster Economic Development Area (NWEDA), and includes the Queensway
and Westbourne Grove Major Shopping Centre. This policy states that 'the
Queensway/Westbourne Grove Major Shopping Centre will be maintained and enhanced by
securing retail growth and improved retail space, and ensuring that A1 retail provision is the
priority within Core Shopping Frontages'. The supporting text advises that enhancing the retail
function of the Major and District Shopping Centres will help protect the shops and services
for these areas and help secure these Centres' long term viability and vitality.

Policy SS6 (B) of the UDP relates specifically to Core Frontages within the District Centres,
and states that at ground floor level, proposals for A2 and A3 or other non-A1 town centre
uses will only be permitted where the proposals would not harm the vitality or viability, or
character or function of the parade, Core Frontage or the Centre. In addition:
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1. the total length of Core Frontage in non-A1 use at ground floor level must not exceed:
25% in Queensway/Westbourne Grove District Centre;

2. the proposal must not lead to, or add to, a concentration of non-A1 units in any individual
frontage or parade;

3. the proposal must not result in more than two non-A1 units located consecutively in a
frontage;

4. the proposal must not reduce the range of local convenience shops or shopping facilities,
or reduce the attractiveness of the Centre to shoppers.

At basement and first-floor level, A2, A3 and other non-A1 uses will only be permitted if the
proposal would not:

1. harm the vitality or viability, or character or function of the parade, frontage or Centre;
2. have a detrimental effect on the environment or residential amenity;

3. unacceptably intensify an existing use or existing concentration of uses; or

4. jeopardise the long term A1 use of the ground floor.

The policy application to SS6 states that in considering vitality, viabiiity, character or function
of the Centre, examples of the types of detrimental effects are: creating a concentration of
non-A1 uses, weakening a concentration of specialist shopping, weakening local convenience
shopping, creating dead frontages, reducing the attraction of the Centre to shoppers, isolating
shops from other shopping facilities and introducing unacceptably high levels of activity.

The latest assessment of the health of the Queensway and Westbourne Grove Major
Shopping Centre area is provided by the Health Check (2013) carried out by The Retail
Group. The 2013 Health Check concludes that the vitality and viability and general economic
health of the Centre is considered 'healthy’ - a position that has not changed since the 2002
and 2007 Health Checks were carried out. Notwithstanding this, the amount of the Core
Frontage in non-A1 use in 2013 was 39.1% and thereby already well in excess of the 25%
maximum threshold suggested as a guideline in Policy SS6.

The current application proposes the loss of retail frontage and floorspace at ground floor level
in order to provide a dedicated hotel entrance and lobby area and a hotel restaurant (for
breakfasts) is proposed at basement level. The loss of retail floorspace and frontage is strictly
speaking contrary to the policies outlined above. However, some of the floorspace lost at
basement level is to be re-provided in a new mezzanine level to the rear of the ground floor,
and half of the frontage onto the street will be retained as a retail frontage. Whilst there would
be a loss of retail floorspace comprising of 72.6m2 (169.7m2 to 96.1m2), the loss would be
primarily at basement level {(which previously served as ancillary storage space) and a retail
frontage would still be retained. Overall, it is considered that the impact on the vitality and
viability of the shopping parade would not be so detrimental as to warrant refusal. The
previous application in 2014 was not refused on this basis.

6.1.2 Residential Use

The lawful use of the second and third floors of the building at No.104 is for Class C3
residential. Policies $14 of the City Plan and H3 of the UDP have a strong presumption
against the loss of residential use.

The applicant was advised at pre-application stage that the loss of this residential floorspace
and units to provide an enlarged hotel would be highly contentious and as such the
appiication proposes the conversion of existing hotel floorspace at No.110 inte two flats. In
terms of floorspace, the proposal would result in a slight increase (79.2m2 in total compared
with 77.7m2) however, it is noted that the existing (or lawful) flats at No.104 were two
bedroom units whilst the proposed flats at No.110 would be studio/one bedroom units. The
reduced number of bedrooms is regrettable; however, the existing two bedroom units at
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39.6m2 would not meet the Mayor's housing standards; indeed the proposed units have been
referred to as 'studio’ units as they fall below the recommended floorspace threshold for one
bedroom units.

As such, the relocation of the residential floorspace and its delivery as two studio flats is
considered acceptable. A condition is recommended, requiring appropriate arrangements to
secure the land use swap between the two buildings by means of a Unilateral Undertaking, in
order to ensure that the residential floorspace is reprovided.

6.1.3 Loss of Office Use

The planning history suggests that the first floor of the building has previously been in office
use and indeed part of this area has been used as a mini cab office. The loss of office use is
not contentious in land use terms.

6.1.4 Proposed Extension of Existing Hotel into No.104

The proposed expansion of the hotel at 106-110 Queensway into No.104 must be considered
in light of Policies $23 of the City Plan and TACE 2 of the UDP.

Policy $23 states that 'existing hotels will be protected where they do not have significant
adverse effects on residential amenity. Within Pimlico, Bayswater and Queensway the change
of use of hotels to residential will be encouraged where the existing hotel is not purpose built
and causing adverse effects on residential amenity. Proposals to improve the quality and
range of hotels will be encouraged.’

Policies TACE1 and TACE2 of the UDP are relevant. TACE2 advises that 'outside the CAZ,
CAZ Frontages, the PSPA and the NWWGPA:

1. planning permission for new hotels will not be granted

2. extensions to existing hotels will be granted planning permission where:

(a) these would be of an appropriate scale to their surroundings and linked to the upgrading of
the hotel;

(b) facilities that can be used by non-residents of the hotel would not be introduced;

(c) the extension would not result in intensification of use of existing facilities by non-
residents,

(d) there would be no adverse effects on residential amenity and no loss of permanent
residential accommodation.

The applicant advises that the existing hotel, the Royal Hyde Park Hotel, has no significant
adverse effects on residential amenity. It is run responsibly by its private owners and is kept in
a good state of repair. It has no external amenity spaces that could be used by guests, and all
arrivals and departures from the hotel take place via the front entrance on Queensway.
Hence, they consider that the proposal to upgrade the existing facilities through a modest
expansion of the building at No.104 is firmly in accordance with Policy $23 which states:
"Proposails to improve the quality and range of hotels will be encouraged.”

It is recognised that the existing hotel has a poor street presence and that there is no
dedicated breakfast room for guests or lift access through the building. The proposal would
upgrade the existing hotel and in strict land use terms the extension of the hotel, including the
provision of additional hotel bedrooms, would be appropriate in terms of scale. Facilities to be
used by non-residents would not be provided (a condition is recommended to ensure that the
fire escape access to the basement restaurant via the retail unit would not be used by non-
residents). There would be no loss of residential accommodation. In terms of land use matters
only {i.e. leaving aside the impact of the rear extension on neighbouring amenity which is
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considered separately below), the proposals would not result in adverse effects on residential
amenity.

As such, overall there is no objection in land use terms of the expansion of the existing hotel
and the application is in accordance with Policies $23 and TACEZ2.

6.2 Townscape and Design

The existing unattractive front elevations to the fourth (mansard} floor extensions on Nos. 106-
110 Queensway are to be removed and replaced with more appropriate slate clad mansard
style front elevations. The plethora of railings and other structures on top of the mansards will
also be tidied up. These works will greatly improve the appearance of those structures, as will
the removal of roof clutter and railings to the existing top floors. To the main elevations,
decorative window surrounds which have been lost over the years are proposed to be
reinstated, and existing paint finish in an inappropriate pink-ish colour is to be removed with
exposed brickwork revealed. Though the mansards are proposed have a floor to ceiling
height of 2.5m which is in excess of guidance, given the improvements to the appearance of
the mansards to Nos. 106-110 Queensway, and given the other works of improvement, this is
not considered as a reason for refusal. The upstand to the southern end is larger than
recommended by guidance; however, the existing mansard to No. 106 has a not dissimilar
upstand to roof level and as such this too is not considered as a reason for refusal. The
Conservation Area Audit states that No. 104 Queensway is appropriate for a mansard
extension, and it forms the last one of a run of four buildings which step ferward of the main
terrace to Queensway, which all otherwise have extensions to roof level. On this basis the
principle of the mansard is considered acceptable.

Photographs taken of the rear elevaticn prior to the recent unauthorised works show a
characterful 19th century terraced property which, though a number of changes had taken
place over the years, such as the replacement of some windows and the addition of pipes to
the rear elevation and extensions to its lower floors, it nonetheless retained a good sense of
its original character and appearance. The original window openings appeared to remain, the
original brickwork was not apparently disturbed to any significant degree, and it still retained
the characteristic staggered arrangement of windows to the rear elevation reflecting the
original layout with the staircase rising up inside the rear elevation and giving rise to windows
on one half of the elevation sited at half landing level, with the other windows at each main
floor level. This building formed part of a largely unified run of properties to the south (all
altered to some degree at the rear, though all largely appearing to retain much of their original
character along the east side of Queensway). To the north are a short run of rear elevations
which have been rebuilt at some paint in the relatively recent past and which are of poor
design quality and appearance in their own right. Seen in its own right as an attractive 19th
century building, and as part of a run of such similar buildings, the rear elevation made a
distinct positive contribution to the character and appearance of the Queensway Conservation
Area.

The works proposed for retenticn in the previous application involved the removal of the
original rear elevation and its replacement with a new elevation of significantly lesser
character and which overall has an unattractive appearance. The new elevation as built is
formed in un-mellowed and therefore rather stark brickwerk, and it has windows apparently
formed in UPVC which appear set closer to the rear elevation than the sashes they replaced
and in an arrangement which does not reflect the characteristic staggered arrangement of
windows which the previous elevation had, and the others to the south in the terrace of which
it formed an intrinsic part.

The rear elevation as built also incorporates a sheer rear elevation up to and including the
new fourth floor level roof extension, which is not designed as a traditional mansard in
accordance with the advice set out in the SPG on the design of roof extensions, which
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requires the rear of such extensions to be designed with a setback mansard slope. Although
several buildings to the north (also part of the hotel at 106-1 10} have been rebuilt in this
unattractive manner with sheer elevations to the rear of their mansards, many buildings to the
south, which the application site was originally an intrinsic part of, remain largely with their
18th century character intact. Therefore, whilst a mansard is considered acceptable in
principle to this building given the adjacent extensions to the north, the mansard as built was
not considered acceptable.

As part of the current application, the applicant proposes to demolish and rebuild the rear of
the mansard roof to No.104 in order to provide a setback mansard slope and to amend the
detailing of the rear elevation; namely, by the introduction of traditional fenestration and
materials which are more in keeping with the neighbouring buildings to the south. The new
rear elevation will have sash windows to rear third floor level with arched openings and the
windows, subject to conditions, will have an appropriately traditional appearance. Some
sense of the staggered arrangement of windows to the rear elevation, which is characteristic
of the terrace to the south, will be recreated. To rear fourth floor level the current
unauthorised sheer elevation is to be replaced by a mansard roofslope, which in the
circumstances is considered acceptable.

The extension to second floor ievel rises up to a height on the rear elevation found on several
other buildings in the terrace and extends across at full width to the rear elevation, which in
itself is a contentious element. Given that there are a number of ducts and other air
conditioning equipment to rear elevations along the terrace, with the ducts rising full height, in
this context, though unfortunate, the second floor rear extension is not considered as a reason
for refusal. The first floor extension follows a prevailing pattern of deep extensions elsewhere
along the terrace and as such is not considered as a reason for refusal. Although the
brickwork is relatively bright, it is not dissimilar to that found on surrounding buildings aside
from the years of staining/pollution, and over time the brickwork would be anticipated to
darken down, softening its visual impact.

The shopfront proposed is, subject to conditions to improve the appearance of the fascia
panel, considered to be acceptable in design terms.

Overall therefore, the application proposes a range of works which are beneficial to the
appearance of the buildings, with these works notably being to the street elevations, and
these are considered on balance to outweigh the harm caused to other areas of the building
through other works proposed. As such, the current proposals have overcome the previous
reasons for refusal and are considered acceptable in terms of design and conservation and
would comply with the City Plan and UDP.

6.3  Amenity (Daylight and Sunlight/Sense of Enclosure/Privacy/Noise and
Disturbance)

6.3.1 Daylight/Sunlight and Sense of Enclosure

City Plan Policy $29 aims to improve the residential environment whilst UDP Policy ENV13
seeks to protect and improve residential amenity, including sunlighting and daylighting to
existing properties. Part (E) of the policy aims to resist new developments that materially
worsen residential, and also educational, sunlighting and daylighting levels. Principally the
policy seeks to ensure good lighting levels for habitable rooms, which are bedsits, living
rooms, studies and kitchens (if they include dining space and are more than 12.6m2). In
implementing Policy ENV13 the advice of the Building Research Establishment (BRE) with
regard to natural lighting values is used.

The applicant has submitted a daylight and sunlight assessment to test the impact of the
extensions to the rear of the building on the light received to neighbouring properties. The
report tests only the windows at 85 Inverness Terrace to the rear and it concludes that the
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impact of the development will comply with BRE guidance with regard to Vertical Sky
Component and Annual Probable Sunlight Hours. They have not tested for Daylight
Distribution (or no-sky line} as is recommended by the BRE guidance, however, given the
VSC results and as there is a secondary window in the flank elevation of the flat, it is unlikely
that there would be a material impact.

Notwithstanding the compliance in daylight and sunlight terms however, the previous
application was considered unacceptable in terms of the increased sense of enclosure to the
studio flat at the rear of 85 Inverness Terrace. Policy ENV13 (F) of the UDP states that
'developments should not result in a significant increase in the sense of enclosure or
overlooking, or cause unacceptable overshadowing, particularly on gardens, public open
space or on adjoining buildings, whether in residential or public use.' The City Council
considers that the spaces between buildings are important to allow people to enjoy life without
feeling enclosed. The encroachment of new buildings and extensions into such spaces can,
even by smali degrees, adversely affect the quality of life of neighbouring residents. Policy
$29 states that 'the Council will resist proposals that result in an unacceptable material loss of
residential amenity and developments should aim to improve the residential environment'.

The increased bulk resulting from the first floor rear extension as built is in close proximity to
the French doors to the rear elevation of the studio flat at No.85, which is the main source of
light and aspect for the flat in question. The previous proposal to retain the as built extension
was therefore considered to be overbearing in such close proximity (approximately 7.3m) and
would loom above the French doors and the garden space of the property. The 2014
application was refused on this basis.

The current application initially sought to retain the rear extensions as built, however to face
the rear elevation of the extension in grey painted render to reflect light in order to improve the
aspect of occupiers to the rear. During the course of the discussions the applicant has agreed
to set the first floor extension further back (by 0.5m) to create greater separation from the flat
at 85 Inverness Terrace. The situation is still not ideal, however, on balance, given the
setback and the rendered and painted elevation proposed, the revisions have overcome the
previous reason for refusal.

It is not considered that the proposals would be harmful with regard to neighbouring privacy,
given the existing mutual sense of overlooking to the rear.

6.4 Highways, Servicing and Parking

The enlargement of the hotel is not likely to result in any significant increase or change to the
servicing and delivery arrangements for the existing hotel and it is recommended that a
servicing management plan is secured by condition.

Whilst the Highways Planning Manager has requested details of the management
arrangements for coach arrivals at the enlarged hotel, this is not considered reasonable given
the relatively minor increase in the number of bedrooms.

There will be no significant change either with regard to the implications of the relocated
residential flats or the reduced retail floorspace. A condition is recommended to ensure that
the doors do not open over the highway. Whilst the lack of cycle parking is regrettable, it is not
considered to warrant refusal of the application in this case due to the highly accessible
location and the constraints of the buildings.

6.5 Economic Considerations

The economic benefits of the proposal are welcomed.
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6.6 Equalities and Diversities (including disabled access)

The proposal will incorporate step-free access for the hotel entrance and the retail unit, with
an internal lift to provide access to the upper floors of the hotel. Hence the proposal will result
in an improvement on the existing arrangements for the hotel. The residential units at No.110
will not have step-free access, however, the existing (i.e. prior to the unauthorised works)
residential units at No.104 relied on stair access and it is not considered reasonable to refuse
permission on this basis.

6.7 London Plan
The proposal does not raise strategic issues.
6.8 National Planning Policy Framework (NPPF)

Central Government's National Planning Policy Framework (NPPF) came into effect on 27
March 2012. It sets out the Government's planning policies and how they are expected to be
applied. The NPPF has replaced almost all of the Government's existing published planning
policy statements/guidance as well as the circulars on planning obligations and strategic
planning in London. It is a material consideration in determining planning applications.

Until 27 March 2013, the City Council was able to give full weight to relevant policies in the
Core Strategy and London Plan, even if there was a limited degree of conflict with the
framework. The City Council is now required to give due weight to relevant policies in existing
ptans “according to their degree of consistency” with the NPPF. The relevant policies in the
City Plan which has replaced the Core Strategy have been discussed in this report and other
policies in the previous report have not changed significantly. Westminster's City Plan:
Strategic Policies was adopted by Full Council on 13 November 2013 and is fully compliant
with the NPPF. For the UDP, due weight should be given to relevant policies according to their
degree of consistency with the NPPF (the closer the policies in the plan to the NPPF, the
greater the weight that may be given).

The UDP policies referred to in the consideration of this application are considered to be
consistent with the NPPF unless stated otherwise.

6.9 Planning Obligations

On 6 April 2010 the Community Infrastructure Levy (CIL) Regulations came into force which
make it unlawful for a planning obligation to be taken into account as a reason for granting
planning permission for a development, or any part of a development, whether there is a local
CIL in operation or net, if the obligation does not meet all of the following three tests:

(a) necessary to make the development acceptable in planning terms;

(b) directly related to the development:

(c) fairly and reasonably related in scale and kind to the development.

A condition is recommended requiring details of appropriate arrangements to be submitted for
the City Council’s approval to ensure that the residential units are re-provided at No.110. This
is considered to meet the tests outlined above.

6.10 Environmental Assessment

The scale of the scheme does not raise any significant considerations.
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6.11 Other Issues

Thames Water have requested a condition requiring details of a drainage strategy to deal with
the drainage needs of the development. However, this is a matter for the Building Regulations
and it is not considered reasonable to require these details by condition.

CONCLUSION

The current application is considered to overcome the previous concerns refating to the
detrimental impact of the works as built in terms of design and conservation and the amenity
of neighbouring residential occupiers. The current proposals are considered acceptable in
terms of land use, design, amenity and highways and as such, the application is
recommended for approval.

BACKGROUND PAPERS

DAaABON

Application form.

Letter from South East Bayswater Residents Association dated 2 February 2015.
Letter from Bayswater Residents Association dated 30 March 2015.

Email from Thames Water dated 9 February 2015.

Memorandum from Highways Planning Manager dated 6 February 2015.
Memorandum from Environmental Health dated 19 February 2015.

IF YOU HAVE ANY QUERIES ABOUT THIS REPORT OR WISH TO INSPECT ANY OF THE
BACKGROUND PAPERS PLEASE CONTACT OLIVER GIBSON ON 020 7641 2680 OR BY
E-MAIL — ogibson@westminster.gov.uk

id_wpdoesishort-te\sc\201 5-05-1%itern?_doc\D
08/05/2015
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DRAFT DECISION LETTER
Address: 104-110 Queensway, London, W2 3RR

Proposal: Use of basement and upper floors of 104 as hotel with ancillary reception at part
ground floor with (Class A1) retail use at new mezzanine floor and remainder of
ground floor. Erection of mansard storey and rear first and second floor extensions
at 104 for hotel use. Use of first and second floors of 110 as two self-contained
studio flats (land use swap with 104). Installation of new shopfront to 104.
Alterations to existing mansard at 106-110 comprising recladding with natural slate
and insertion of lead-clad dormers with timber sash windows. Associated works.

Plan Nos: SV-1 A, Sv-2A, Sv-3A, Sv-4A, Sv-8A, Sv-6A, Sv-TA, Sv-8, Sv-9, PL-1-1B, PL-1-2B,
PL-1-3C, PL-1-4B, PL-1-5A, PL-1-6B, PL-1-7B, PL-2.1, PL-2.2, PL-2.3C, PL-2-4B,
PL-2.6, Design and Access Statement by Perry and Bell, Planning Statement by
Rolfe Judd, Daylight and Sunlight Assessment by Twenty16 Design, Schedule of
Areas and Accommodation.

Case Officer: Claragh Mulhern Direct Tel. No. 020 7641 2535

Recommended Condition(s) and Reason(s):

1 The
thier documents listed on this decision letter, and any drawings approved subsequently by the
O , € ¢ Nl a‘&i@‘%e lanning authority pursuant to any conditions on this decision letter.

2

To protect the enwronmentzg f 3
Westminster's City Plan; Str: &épted November 2013 and ENV 6 of our Unitary

erOO? (R11AC)

3 Al new work to the outside of the bundmg must mat,, extstm&tonzg:\mal work in terms of the
choice of materials, method of construction and finished gppearance. This applies unless

differences are shown on the drawings we bav?e ap}afpﬁ’ed of are peqUued by conditions to this
permission. (C26AA)
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Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in 825 and $28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

The works as outlined in the drawings hereby approved must be commenced within 4 months of
the date of this decision and must be completed in their entirety prior to occupation of part of the
ground floor of No.104 Queensway for hotel use OR within 1 year of the date of this decision,
whichever is sooner.

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area and to protect the
privacy and environment of people in neighbouring properties. This is as set outin 525, 528
and S29 of Westminster's City Plan: Strategic.Policies adopted November 2013 and DES 1 and
DES 5 or DES 6 or both and paras 10.108 to 10.128 and ENV13 of our Unitary Development
Plan that we adopted in January 2007.

The pitch to the front elevation of the re-formed reof structures at fourth floor level to 106, 108
and 110 Queensway, and the front and rear pitches to the new mansard at no. 104 Queensway
shall be clad in natural slates, and the dormers to these locations shall be faced in lead to sides,
cheeks and roofs

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in 525 and $28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE})

The new windows shall be formed in glazing and white painted timber framing.

Reason:

To make sure that the appearance of the building is suitable and that it centributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in $25 and 528 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

You must apply to us for approval of detailed elevation and section drawings of the following
parts of the development - ;

Decorative surrounds to the windows on the front elevation of no. 104 Queensway, including

s T T e T e Mt i
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confirmation of materiais and colour of finish.

You must not start any work on these parts of the development until we have approved what
you have sent us.

You must then carry out the work according to these drawings and the window surrounds shall
be installed in full as shown on the drawings and shall be retained in-situ thereafter. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in $25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

You must apply to us for approval of a method statement for the cleaning off of the paint to the
brickwork to the front elevations of nos. 106, 108 and 110 Queensway. You must not start any
work on these parts of the development until we have approved what you have sent us.

The paint shall then be removed in accordance with the approved method statement from the
existing brickwork facing to first, second and third floor levels of the front elevations of nos. 106,
108 and 110 Queensway leaving exposed brickwork. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in $25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

Notwithstanding the details shown on drawing PL-2.3B, both of the sash windows at second
floor level to the rear elevation of no. 104 Queensway and the sash window at third floor level to
the south side of the rear elevation of no. 104 Queensway shall be designed as two-cver-two
sash windows with each sash having a single vertical glazing bar located centrally to each sash
and with no horizontal glazing bars to each sash.

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in $25 and $28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

You must apply to us for approval of detailed section drawings at scale 1:5 showing the
relationship between the window frame and window opening to both the side and head of the
window opening, and a detailed section drawing at scale 1:1 showing the relationship between
the glazing bars and the glazing. The new windows shall be designed as vertically sliding sash
windows. You must not start any work on these parts of the development until we have
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approved what you have sent us,

You must then carry out the work according to these drawings. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in 525 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

Notwithstanding the details shown on drawing PL-2.2, you must apply to us for approval of
detailed elevation and section drawings of the proposed shopfront. You must not start any
work on these parts of the development until we have approved what you have sent us.

You must then carry out the work according to these drawings. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in S25 and 528 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

You must apply to us for approval of a detailed section drawing at scale 1:5 showing the
upstand to the top of both the front and rear pitches of the new and amended mansard style
extensions hereby approved, including the size of any upstand, and relationship of cladding
materials to the upstand. You must not start any work on these parts of the development until
we have approved what you have sent us.

You must then carry out the work according to the approved drawing(s) and the works must be
retained as approved thereafter. (C26DB)

Reason:

To make sure that the appearance of the building is suitable and that it contributes to the
character and appearance of this part of the Queensway Conservation Area. This is as set out
in $25 and S28 of Westminster's City Plan: Strategic Policies adopted November 2013 and
DES 1 and DES 5 or DES 6 or both and paras 10.108 to 10.128 of our Unitary Development
Plan that we adopted in January 2007. (R26BE)

You must not use the roof of the extension for sitting out or for any other purpose. You can
however use the roof to escape in an emergency. (C21BA)

Reason:

To protect the privacy and environment of people in neighbouring properties, as set out in $29
of Westminster's City Plan: Strategic Policies adopted November 2013 and ENV 13 of our
Unitary Development Plan that we adopted in January 2007. (R21AC)
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Within 6 months of the date of this decision you must apply to us for our written approval of
appropriate arrangements to secure the following:

- Provision of two residential units at No.110 Queensway.

In the case of each of the above benefits, you must include in the arrangements details of when
you will provide the benefits, and how you will guarantee this timing. You must only carry out
the development according to the approved arrangements. (C19BA)

Reason:

To make sure that the development provides the planning benefits that have been agreed, as
set out in S33 and S14 of Westminster's City Plan: Strategic Policies adopted November 2013
and in H3 of our Unitary Development Plan that we adopted in January 2007. (R19AC)

You must apply to us for approval of a servicing management plan for the hotel and retail uses
prior to the occupation of part of the ground floor of No.104 Queensway for hotel use OR within
8 months of the date of this decision, whichever is sooner. The servicing management plan
must include details of the process, storage locations, scheduling of deliveries and staffing. The
hotel and retail uses must thereafter be carrried out in accordance with the approved servicing
management plan.

Reason:

To avoid blocking the surrounding streets and to protect the environment of people in
neighbouring properties as set out in 542 of Westminster's City Plan: Strategic Policies
adopted November 2013 and STRA 25, TRANS 20 and TRANS 21 of our Unitary Development
Plan that we adopted in January 2007. (R23AC)

You must hang all doors or gates so that they do not open over or across the road or pavement.
(C24AA)

Reason:

In the interests of public safety and te avoid blocking the road as set out in S41 of
Westminster's City Plan: Strategic Policies adopted November 2013 and TRANS 2 and TRANS
3 of our Unitary Devetopment Plan that we adopted in January 2007. (R24AC)

informative(s):

In dealing with this application the City Council has implemented the requirement in the National
Planning Policy Framework to work with the applicant in a positive and proactive way. We have
made available detailed advice in the form of our statutory policies in Westminster's City Plan:
Strategic Policies adopted November 2013, Unitary Development Plan, Supplementary
Planning documents, planning briefs and other informal written guidance, as well as offering a
full pre application advice service, in order to ensure that applicant has been given every
opportunity to submit an application which is tikely to be considered favourably. In addition,
where appropriate, further guidance was offered to the applicant at the validation stage.
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You may need to get separate permission under the Town and Country Planning (Control of
Advertisements) (England) Regulations 2007 if you want to put up an advertisement at the
property. (I03AA)

With regards to the details required under condition 11, it is an expectation that the drawings
will show a new shopfront with appropriately detailed brackets to aither end of the main fascia
panel, and that the fascia panel will have a more flat profile and will not, as is currently shown
on drawing PL-2.2, have a large projecting ‘frame’ around the central part of the panel.

You are further reminded that drawing PL-2.5A shows the south facing gable end of the
mansard to roof level of no. 104 Queensway with an exposed brickwork faced gable end
elevation

With regards to condition 12, it is an expectation that the section drawing required will show
either a minimal upstand or none at all, uniess sound reasons can be put forward for any such
upstand such as rooftop features being directly visible from street level

This development has been identified as potentially liable for payment of the Mayor of London's
Community Infrastructure Levy (CIL). Responsibility for paying the levy runs with the ownership
of the land, unless another party has assumed liability. We will issue a CIL Liability Notice to the
landowner or the party that has assumed liability with a copy to the planning applicant as soon
as practicable setting out the estimated CIL charge.

If you have not already done so you must submit an Assumption of Liability Form to ensure
that the CIL liability notice is issued to the correct party. This form is available on the planning
portal at htfp./www.planningportal. gov.uk/planning/applications/howtoapply/whattosubmit/cil
Further details on the Mayor of London's Community Infrastructure Levy can be found on our
website at: http//www.westminster. gov.uk/services/environment/planning/apply/ma yorai-cil/,
You are reminded that payment of the CIL charge is mandatory and there are strong
enforcement powers and penalties for failure to pay.

You need to speak to our Highways section about any work which will affect public roads. This
includes new pavement crossovers, removal of redundant crossovers, changes in threshold
levels, changes to on-street parking arrangements, and work which will affect pavement vaults.
You will have to pay all administration, design, supervision and other costs of the work. We will
carry out any work which affects the highway. When considering the desired timing of highway
works in refation to your own development programme please bear in mind that, under the
Traffic Management Act 2004, all works on the highway require a permit, and (depending on the
length of the highway works) up to three months advance notice may need to be given. For
more advice, please phone 020 7641 2642. However, please note that if any part of your
proposals would require the removal or relocation of an on-street parking bay, this is unlikely to
be approved by the City Council (as highway authority). (I0SAC)
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The sound insulation in each new unit of a residential conversion should meet the standards set
out in the current Building Regulations Part E and associated approved documents. Please
contact our District Surveyors' Services if you need more advice. (Phone 020 7641 7240 or 020
7641 7230). (158AA)

We recommend all hoteliers to join the Westminster Considerate Hoteliers scheme and to
support the Considerate Hoteliers Environmental Charter. This aims to promote good
environmental practice in developing and managing hotels. For more information, please
contact:

John Firrell MHCIMA

Secretary - Considerate Hoteliers Association
C/o Wheelwright's Cottage

Litton Cheney

Dorset DT2 9AR

E-mail: info@consideratehoteliers.com
Phone: 01308 482313

(I76AA)

Under condition 14, we are likely to accept a legal agreement under section 106 of the Town
and County Planning Act to secure the provision of two residential units at No.110 Queensway.
Please look at the template wordings for planning obligations (listed under ‘Supplementary
planning guidance’) on our website at www.westminster.gov.uk. Once the wording of the
agreement has been finalised with our Legal and Administrative Services, you should write to
us for approval of this way forward under this planning condition. (I77AA)

Thames Water have identified an inability of the existing wastewater infrastructure to
accommodate the needs of the application. You are advised to contact Thames Water directly
to discuss the requirements for drainage strategies as soon as possible.



00L:} 3[eos

UOIjeAd|®

Areunwnjaad

woy [

uoIsINSY

5080 B6¥L 0Z0 4 WO sqpueiusd @ampey e

BEDS S8FL 020 L

dvZ LM NOONOT
1S ¥00LSA00M L2
SLOBLIHONY

Buisixa uoleAs|a Juol4

Buimesp

uopuo ‘Aemsuaan®d 0} L-¥#01

aL7 7138 + AME3d € joeloud
N dal £10z Ainr s gv @ 004} 8- AS - 0C€l
Aq payDayn AQ umRIp aep apEas uoisiAR ou Buimesp ou gop

slajew

oL ]

00L:} @838




00L:| 9|Eeas B

UOIJEAS|D JUOl}

pejejsuia) | panedal SMOpUIM punoue Buipinow

juoydoys map

~ paujeal sjies uoisiip Bugspa

¥oojg uopuo [ewBuo asodxa o) apede) Yo paddu)s ag o} jued Luosepy

\ SIBULOP paul| pEs| pajAls [ELOHIPES] MU YIM PIESUEL SIEIS Man

Buiuueld

UOISIARY

5080 sav 020 3 o lepunKdDomoone waon_o._n_ uoneAale Juol4

d¥Z DM ZO%EJJM Buimeip

S ¥O0LSa0 ¢

SioaiinoNY o uopuo] ‘Aemsusanpd 0L L-¥0l

aLi 1T3sE + Add3d yoafoud

sigjaw
I dai 1,02 Y2IEI Pl ev @ 004 L'2-1d - 02€L
g panoayn fig umeip ep apEns (I ou Bujmesp ou gor oL [ ] i g

_/.| wiaed [euibuo u smopum —wnE_g pajued mau yim paoe|das 3q 0] SMOpULM [y

ESUBL S|BJS OJul jas siauuop
pau| pea| paykls [BUDIPEI} MaU )M pacejdas aq 0] Smopum Jawuop Bugsixg

0011 @€



001} 9[ess [ |

uoneas|e leas |

Areujwyjaad
IUSIAEY
S5 i g5 3 Sl o Bunsix3 uonens|e 1eay
d¥Z LM NOGNOT Bumeip
e uopuo] ‘Aemsuaan®d 0l L-¥0L
ﬂ.—.._..- 138 W:EW“ @ yoalosd
s19jow 004:} 3[edS

N dai €102 AInr 151 ev ® 0041 6- AS - 0C€1L e e ™ s S e = o TP
L 0 -

Aq paxoaua Ay umBIp ajep sjeas UoisIAR ou Buwmesp ou gop oL 8 g ‘] g g » £ z




0041 91898 Ol

uoneas|e ieas | |

ooy punaif je paiayeun
Hem Asepunog Bugsmg

moeywna) 3 ¥y
Painm _.JQ

SASSA0RU MOPUIM HUIG

011-90} Jo uoisuapea

1eau ay) se Whiay swes

BU} O} JOMNDUG HI0IS UopUO|
U UDISUBIXND JBas JOOY 15114

wBiyoos ssejsy

Bumoppeysiano
zag) sunogyBiapy

UOISUSIXS JB3) J00Y PUODSS F 1Si4

L] ' SMOPUIM [310H 8y}
— 1O JBpUIBLIRI BY) YDJELI-0) SMOPLIM DA SlLUM M3N

— panowal 8q 0} Juawdinba doyoos Bupsxg —

UDISUSIXE JOOJ JOOY YUNo 4

SiASY #| LB JUEINEISA WOy JuaA Pelxa Bugsixa
G060 BEFL 020 4 WO HeapUBALS SIS vmmoanuh& Eo_#m_}m_m ._mwm

9E86 S8rL 0Z0 L

dvZ wrs zo%?-uow Bumesp
b 3
S oaLiNoNY o uopuo] ‘Aemsuaand 0L L-#01
ai7 7138 + Addad ki )

sigjaw 001:} 2Je2S

I dal L0 YoteI ¥1 £y @ 0041 €2¢1d - 0Z2€1L e S S e TITTY

fq pexosud i up aiep apeas uoIsiAz) ou Bupwesp e g 6 8 L 8 [+ ¥ £ z b 0 -




00L:4 2lE9s Cl

uoneasle Jeas [ |

£ Jooy punoul je paseyeun
em Asepunog Bugsig
pasapual & 8q 0} jjem Aiepunog Bupsixg

$E5530a) MOPUM HUEIG

0L1-901 jo

uojsuajxa Jeal aul se Jybey
awes auy o) Jepuas Aaub jyby
uj UOISUSIXS JEB J00Y 1SH4

alwey [eja pajeco
sepmod yim wBiyoos ssejn

Bumoppeysiaao
aai) sinoquben

s(@juy yaug paysue Bupniou
uCHEeAs|S SIL} 0} SMOpUIM
BB B YIjeLL O] SMOPULM
Jaqguuy) pajued ajium map

T
UDISUSIXE JBSI JOOY PUOOSS g 15414

— jjem apis Buidogs man
0|30 SMOPUIM SE YJPIM SWES 0] Jauuop afis

PEL OJU| 185 UDIEAS|S 5 smopuim jeubuo
BU] Y 0} SMOPUM JSgul pajued ajiys sman

waped
— panowal aq o] juswdinba doyoo Buysg mopuim jeuibuo peyad o) wbey — —
ul pasabbels aq o SmopuIm Map

alels [eameu Buisn UoSUBIKE JO0U PJESUBLL JOOY YLNo 4

40l SL0Z-L0-50 Jepuas inojoo selyby of pabuByo SiEUSIBW UOISUARXE OOy punoufiJeay g Ay

m u _-.- u mﬂ Q 401 wLOZ-LL-Z1 SMopuim a5 [euiBuO PUE PIESUBL JESI MOYS O] PAPUSLUILLE SMOPUIM pUE J00j) Yip jE8y W ABY |
il _| Sy JUBINEISA) WOy Juas joeuxe Bugsxe
S060 B6¢L 020 -4 WodysqpueduedBainoeluae ﬁ@WOQOLn_ C O;m_}m_m .—mmm
9£99 96PL 020 1L . #
dVZ DM NOONOT : UIMESD
1S ¥DOLSA00M L2 <
si93iinouY o uopuoT ‘Aemsuaen 0L L-¥01
a1l 1138 + AMH3d yoefoud :
siajaw 001°} @€38

HIN

¥10Z Y2uBN Yl £V @ 0041 m M.Nul—n_ o ONM—.

aiep ojeas uoising o Buimesp ouqor oL [ 8 yl 9 g ¥ £ z L 0 -




(]
]
Jinea _“
Buiuip js10H _,
1
|
]
]
i
f |
ealel|leje.
i
____
auluezzew |
woolpaq woolipaq
Sinec St
PP
1
; : 1
oD AWND woo paa woolpagq
: |
1
woo.pad woolpaq
Il |wooipaq
Buruueid noz-EL Gt SO B papbne 100y nd) jesy Y AG
UDSIAEY
080 8804 020 4 W RapUKRADaIT S uosuedwoo uoias
d¥Z 2LM NOOGNOT “Buimesp

1S ¥OOLSA00M L2
mpuu::uu(@
01177138 + ANY3Ad

HIW dal ¥L0Z YMEW FI
£q pasaaya A umesp ‘Ep

£V @ 0041

‘BEIS

uopuo] ‘Aemsuasnp 0} L-v0L
ol

g t'¢-1d - 02€l

LEHSIABL ou Buwesp ou gapr

sieleW

oL ]

001:1 @28



100} 1514 0] 984 15 [BUOIIPPE

[

I_‘I_ I

clho S\ P2y

d uojieajdde

o,
“._._muw__wuﬁmceﬂﬂ%.ﬂnmﬂ_ﬂ_”m _M“ mmE_‘ PARSRILISGS MAU D AIHRIC)

Ajuo oyul

uojsIEY
m D mem Muwm wmm H woa geqpueiusdEainasiyE w__:n EOL% UQ.}OE@& - CD:N)@-& mﬂ!w —._H_:om
d¥Z DL NOGNOT “Buimep

1S X001Sa00M L2
Dn nhuw._._zu.u(@
4Ll 1138 + AME3Ad
HIN dail GL0Z YoIen vi
g payasyo A umEsp sep

uopuo ‘Aemsusanp 0L L-¥0L
soajoud

_ 9'Z-1d- 0ZE)

ou Bumelp “ou qor

ey @ 0041

‘Bjeas

siajawl

ok ] i)

00L:1 @|e2s



00L:| |edIs

ue|d 1ooj} punoib Jemoj oo

au0js asnyay

sseaoe pieakey Ag sisend |soy Ag uo ssacde yn

|sepyERIG [BI0H J0) JuBINEISal puncub amo

|
LV |lE1SY
|1210H
|eljuapisay
ampngs TR — — — — — — — — — T —
Buysixa jo usixa jny
0} SpUBJXa JuSWasEq J0 JBay
5 Koy
¥102'90'60 240)s @srnyal moys o} pajepdn sjnep, : 8 ASy
Buiuue|d %n“n_ vswmomw,s ojul AaAns mau o} pajepdn sineA : nam
‘uoisinay
L juswaseq ﬁwwon_.w._;mm
O 20Tsa60Mm 12 : g
TELTI L uopuoT ‘Aemsusend 0L L-¥0}
» 0
aLimaa + o Gl
MW 4ai 7102 U bl ev @00k = I I ) A s —
‘OISR ‘o Bujwesp ‘ou gof oL 5 7 1 u s ) . : : 3 !

‘Ag paxaay Aq umeip ajep afEas




0017 8feds s
ue|d Jool} punoi |

SOUBIUS
§ JEls [Equapisal Buysixa se e
awes dn aye) o} uoydadal 910y

TN,

juswaseq
pUE SUUEZZAW
wiof o) s4E)E mau

asmponus Bugsixa
40 juapra [Ny 0} puaix3

Buiuueld ;
“uoisiney

| S g st ue|d Jooy punoi9 pesodoid

d¥Z O1m_NOONOT Bumeip
it e uopuo ‘Aemsuaan®d 0 L-#0L

4177738 + ANN3d it

Hej 001L:} 9[e3S

N 4al PLOZ YOI bl £V ® 004 U d = Ol o e e ]

Aq pawdeija fq umeip e ‘@(eas UOIS|ARY ou Bugnmip R oL 6 ] L 9 g ¥ £ 2 L 0




0} WOU) PAJESOJE) UOEPOLILUOSDE [BHUBRISEY

004} 9es |
= QL.DD:LE.E. - I_ ] - St T L e s - ——
vol 90l 0 (118
'
$ro) ipeq 115 (113 €0l 0
uifpAzey
Aqqol
]
, T
<rhoes) Prooy mzn.s —
haco A0 601 801
ouns Auies [ surs Anwes
et TR ]
i m D_ ]
Jano Wbiyoos
LV lleleY oo i m Jori iR 001 e S
g G|
wood
1210H .
oy R = apns Ajwed
| QL juswidinba JusA
—m_ﬂ _...—0 ﬁ_mwm ays Jo juagxa [jn) o) puaixl
Koyl _ - ai01s ]
Bujuued g IREEAR

G060 BEFL 0Z0 ‘4 WO |PQpUEALEdEIRINIaIYE
9E99 S6FL 020 'L

dYZ DM NOONOT

1S ¥O0OLSA00M L2
SE103LIHONY @

al |
_d

ueld Jooy isi14 pasodold
‘Buimesp

uopuo-] ‘Aemsusan 0L L-¥#0L
oalos

ail 138 + ANMad d
N 4al 102 UYOIBIN bl £y @ 004} g ¢-1-1d - 02¢€l
Ag paxoayo g umeip “aEp Bfeas “uoEinGl ‘ou Buwwesp “0u gor

001:} @je2s




