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 TO: 
 CHAIR AND MEMBERS 
 CIVIC WORKS COMMITTEE 

MEETING ON FEBRUARY 3, 2015 

FROM: 

JOHN BRAAM, P. ENG. 
MANAGING DIRECTOR, ENVIRONMENTAL & ENGINEERING 

SERVICES AND CITY ENGINEER 

SUBJECT: 

COMMERCIAL BOULEVARD PARKING APPLICATION 
552 COLBORNE STREET 

PUBLIC PARTICIPATION MEETING 

 

RECOMMENDATION 

 
That on the recommendation of the Managing Director, Environmental and Engineering 

Services and City Engineer, the following actions BE TAKEN with respect to the 

application made by Zelinka Priamo Ltd on behalf of Dan Bursic: 

 

(a) a commercial boulevard parking agreement BE APPROVED for 552 

Colborne Street in order to allow two parking spaces; and 

 

(b) the request for a third parking space BE DENIED for the following reasons: 

(i) the third parking space is not functional for larger vehicles without the 

removal of a City boulevard tree; 

(ii) three parking spaces encompasses almost the entire lot frontage and 

front yard parking is not supported by the West Woodfield Heritage 

Conservation Plan policies unless no other alternatives exist; and, 

(iii) approval of a wide front yard parking area in the requested location 

may establish a precedent for more requests of similar front 

yard/boulevard parking in the area;  

 

it being noted that provision of two boulevard parking spaces is consistent with the 

Committee of Adjustment decision for Minor Variance when the parking was proposed 

to be located partially on private property.  
  

 BACKGROUND 

 
Purpose 

 

The purpose of this report is to provide Committee and Council with the staff 

recommendation with respect to the boulevard parking application for 552 Colborne 

Street.  The report provides the rational for approving a boulevard parking agreement 

for two spaces and the refusal of the third parking space requested by the applicant.   

 

This report is in support of a public participation meeting.  The public meeting was 

arranged to provide an opportunity for input from both the applicant and the community 

on this local issue.  A meeting notice was published in the Londoner and mailed to 

properties within 60 m of the site. 
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Context 

 

An appeal of a boulevard parking application determination was received by the Civic 

Works Committee on December 16, 2014 regarding this issue.  On December 18, 2014, 

Council resolved that “the communication dated November 7, 2014, received from M. 

Campbell, Zelinka Priamo Ltd, with respect to a boulevard parking application for 552 

Colborne Street, BE REFERRED to the Civic Administration for review and report back 

at the February 3, 2015 meeting of the Civic Works Committee”. 

 

A synopsis of recent events relating to this issue is listed below: 

 

 Parking complaints have been received from the public about parking in front of 

552 Colborne Street. 

 In response to a May 2014 complaint, Municipal Law Enforcement investigated 

and found parking partially on private property and partially on the wide Colborne 

Street boulevard.  The parking is in contravention of the zoning bylaw for private 

property and also without a boulevard parking agreement for the right-of-way 

encroachment.  A letter was sent to the registered property owner on June 4, 

2014 explaining the situation and opportunities to resolve the situation. 

 The property owner applied for a Minor Variance.  One parking spot is 

determined to be legal non-conforming under the zoning bylaw (more details are 

provided in the Discussion Section below). The Committee of Adjustment allowed 

the establishment of one additional parking space subject to establishment of a 

two-space boulevard parking agreement and other conditions. 

 The property owner revised the application site drawing to show the parking 

entirely on the road right-of-way and applies for a three-space commercial 

boulevard parking agreement. 

 Transportation Planning & Design Division approved two spaces with similar 

rationale to the minor variance Committee decision. 

 Property owner appealed the staff decision to the Civic Works Committee. 

 An additional meeting was held between staff and the applicant in December. 

 In response to the Council resolution, this staff report and associated public 

participation meeting is before the Civic Works Committee. 

 

DISCUSSION 

 
552 Colborne Street is an existing triplex dwelling located on the east side of Colborne 

Street between Hope Street and Waverly Place as shown on Figure 1 below. The 

subject site has an existing gravel front yard parking area accessed from a driveway off 

of Colborne Street. Currently, there is no vehicular access to the side or rear yard of the 

subject site.  

 

The lot is relatively narrow with a width of approximately 9.3 m.  The parking area 

comprises most of the front yard and boulevard area at 8.1 m wide.  The existing gravel 

parking area accommodates three parking spaces.  The Colborne Street right-of-way is 

relatively wide and the depth from the edge of the sidewalk to the property line to is 7.7 

m with an additional 4.3 m to the building face.  
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Minor Variance Application 

 

On August 22, 2014, Zelinka Priamo Ltd, on behalf of Dan Bursic, submitted an 

Application for Minor Variance with respect to 552 Colborne Street to recognize the 

existing front yard gravel parking area. The minor variance was required because the 

requested parking is partially on private property due to the positioning of the building 

and the wide width of the Colborne Street right-of-way. The applicant stated that the 

parking arrangement existed for many years without conflict. 

 

Figure 1 – Site Area 

 
 
 
On September 5, 2014, and in response to the application for minor variance, a notice 

of public hearing to permit three front yard parking spaces for a converted dwelling with 

three units at 552 Colborne Street was circulated to all property owners within a 60 m 

radius of the subject property. 

 

Section 1.3 (2) (b) of the Z-1 Zoning By-law makes reference to uses which were 

established prior to July 1st 1973. The regulation states that where any building or 

structure was constructed on land, contrary to the regulations of the Z-1 Zoning By-law, 

the use is deemed to have been constructed in compliance with the regulations of the Z-

1 Zoning By-law. Based on aerial imagery from 1972, the subject lands contained one 

parking space. Based on the provisions of Section 1.3, the one parking space was 

deemed as a conforming use. (More details can be found in the Committee of 

Adjustment report attached in Appendix “A”) 
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Given the constraint on the subject lands to provide access for rear yard parking, staff 

were supportive of one additional front yard parking space, in conjunction with the 

existing established parking space, for a total of two parking spaces. 

 

On Monday September 22, 2014, the London Committee of Adjustment granted the 

requested Minor Variance subject to the following conditions: 

 

1. That the applicant enters into a boulevard parking agreement with the City of 

London for the existing front yard parking space, and additionally approved 

parking space for a total of two parking spaces; 

2. That the front yard parking area is to be hard surfaced (asphalt, concrete or 

paving block) all to the satisfaction of the City Engineer. The applicant is to obtain 

a Permit of Approved Works to allow the aforementioned construction on the City 

Boulevard; and 

3. That landscaping be incorporated within the area of the existing southerly parking 

space, which is to be removed as a result of the variance. 

 

Since no appeal was made during the statutory waiting period against the decision of 

the London Committee of Adjustment to Zoning By-law Z.-1 made on September 22, 

2014, the applicant was advised of the final Committee decision on October 14, 2014. A 

copy of the Committee of Adjustment report is attached in Appendix “A”. 

 

Boulevard Parking Application 

 

On September 24th 2014, Zelinka Priamo Ltd, on behalf of Dan Bursic, submitted a 

Commercial Boulevard Parking Application for three parking stalls in front of the subject 

lands on 552 Colborne Street.  The boulevard parking application included a drawing 

consistent with the previous minor variance application with the exception that the 

parking stalls were shifted 1.3 m away from the dwelling to be entirely on the road right-

of-way.  Identifying the parking entirely on the right-of-way negates the need for a minor 

variance. 

 

The applicant indicated that the existing concrete driveway and gravel parking area 

have existed in their current form for at least 25 years and provided 3 parking spaces for 

the existing triplex dwelling. The applicant also stated that the existing parking area was 

the only area that could be utilized to provide the required parking for the existing use 

as there was no vehicular access to the side or rear yards available. 

 

On September 29th 2014, Transportation Planning and Design staff responded to the 

applicant after consulting with the Planning Department and the Development 

Compliance Services Division.   

  

With the proposed parking shifted entirely on the boulevard and closer to the road, a 

City boulevard tree makes the third parking space not accessible for larger vehicles and 

creates potential conflicts for all drivers (shown on Figure 2 below).  Parks and 

Recreation does not support the removal of the tree.  

 

Additionally the proposed parking occupies 8.1 m of the 9.3 m boulevard lot frontage.  

Front yard parking is generally not supported by the West Woodfield Heritage 

Conservation Plan policies. 
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For these reasons and considering that one existing parking space was previously 

determined to be conforming to the zoning, staff responded with a compromise that a 

total of two parking spaces would be allowed which was consistent with the Minor 

Variance Committee of Adjustment decision.  The boulevard parking agreement was 

also subject to the conditions for hard surfacing and landscaping as required by the 

Committee of Adjustment. 

 

The applicant provided a traffic report dated October 9, 2014. Staff reviewed a traffic 

report submitted by F.R Berry & Associates in conjunction with the application for the 

commercial boulevard parking. The traffic report concluded that the proposed boulevard 

parking arrangement is not hazardous and it was the traffic report author’s opinion that 

a boulevard parking permit for three parking spaces is justified. 

 

On October 21, 2014, Transportation staff provided another response to the request for 

Commercial Boulevard Parking identifying that the third parking spot is still not 

supported. The findings in the traffic review were not necessarily based on technical 

and/or detailed review rather an opinion of the reviewer. 

 

Figure 2 – 552 Colborne Street 

 

 
 

On November 7, 2014, Zelinka Priamo Ltd, on behalf of Dan Bursic, appealed the City’s 

decision to grant only two of the requested three boulevard parking spaces, and 

requested that the matter be referred to the Civic Works Committee for consideration.  A 

copy of the appeal submission dated November 7, 2014 is attached in Appendix “B”.  A 

subsequent meeting between staff and the applicant was held in December during 

which no new information was provided by the applicant. 
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 SUMMARY 

 

The gravel parking area for three vehicles in front of 552 Colborne Street was brought to 

the attention of staff by a complaint received from the public.  The subsequent review 

determined that parking for one vehicle is in conformance with the zoning bylaw and the 

additional two spaces are in contravention of the zoning bylaw.  Additionally, a city 

boulevard parking agreement did not exist for the portion of the parking on the city right-

of-way.   

 

The property owner of 552 Colborne Street applied for a Minor Variance to address the 

situation.  The London Committee of Adjustment granted a total of two parking spaces 

subject to the applicant entering into a boulevard parking agreement with the City for the 

portion on the boulevard, hard surfacing and landscaping.  

 

The property owner subsequently submitted a commercial boulevard parking application 

based on a revised parking scenario shifted entirely on the road right-of-way.  

Transportation Planning and Design Division responded to the boulevard parking 

application consistent with the Committee of Adjustment decision enabling a 

compromise of two parking spaces.  

 

The applicant has appealed the staff decision and requested that the boulevard parking 

application be referred to the Civic Works Committee for consideration. 
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Appendix ‘A’ 
 

Committee of Adjustment Report 

 

NOTICE OF FINAL DECISION 
LONDON COMMITTEE OF ADJUSTMENT SUBMISSION NO.: A.118/14 
 

October 14, 2014 
 

OWNER: 
Dan Bursic 
76 Foxhollow Drive 
DORCHESTER ON  N0L 1G3 
 

AGENT: 
Zelinka Priamo Ltd 
c/o Mathew Campbell 
318 Wellington Road 
LONDON ON  N6C 4P4 

WARD: 13 
LOCATION:  
552 Colborne Street, Part Lot 14, Reg Plan 12, on the east side of Colborne Street, north of 
Princess Avenue. 
 

No appeal having been made during the statutory waiting period against the decision of the London 

Committee of Adjustment to Zoning By-law Z.-1 made on September 22, 2014 with respect to the 

above property, you are hereby advised that the decision of the Committee is now FINAL and 

binding in that Dan Bursic is GRANTED CONDITIONALLY the requested Minor Variance 

SUBJECT to the following CONDITION: 
 

1. That the applicant enters into a boulevard parking agreement with the City of London for the 
existing front yard parking space, and additionally approved parking space for a total of two 
parking spaces;  

2. That the front yard parking area is to be hard surfaced (asphalt, concrete or paving block) all 
to the satisfaction of the City Engineer. The applicant is to obtain a Permit of Approved 
Works to allow the aforementioned construction on the City Boulevard; and  

3. That landscaping be incorporated within the area of the existing southerly parking space, 
which is to be removed as a result of the variance. 

 

PURPOSE: To permit front yard parking for a converted dwelling with three units. 
 

VARIANCE REQUESTED: 
1. To permit 3 front yard parking spaces whereas parking is restricted to interior side yards 

and rear yards.  
 

REASON:  In all the circumstances, the Committee is of the opinion that the variance requested 
is minor and is desirable for the appropriate development of the land and is in keeping with the 
general intent and purpose of the By-law and Official Plan. 
 

It is to be noted that this permission does not constitute a building permit and it will be 
necessary for you to obtain a building permit from the Building Division, City Hall, 300 
Dufferin Avenue, Room 706, London ON N6A 4L9.  Please note that this letter must be 
presented to the Building Department when applying for the permit.  It is also to be 
understood that this decision does not affect any development agreement relating to the 
subject lands. 
 

 
Peter Sikic, Secretary-Treasurer 
London Committee of Adjustment 
/rp 
 

The Corporation of the City of London 
Phone:  519-661-2500 ext. 4988 
Fax: 519-661-5184   
psikic@london.ca 
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 A.118/14 

M. Pease 

FROM: DEVELOPMENT SERVICES 

 SUBJECT: APPLICATION BY: ZELINKA PRIAMO LTD c/o MATHEW CAMPBELL 

552 COLBORNE STREET 

PUBLIC PARTICIPATION MEETING ON SEPTEMBER 22, 2014 @ 1:30 PM 

 

 

1.  
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A.118/14 
M. Pease  

EVALUATIVE FRAMEWORK 
 

In order for this application to be acceptable as a minor variance under the provisions of Section 
45(1) of the Planning Act, the following requirements must be met: 
 

1) Is the general intent and purpose of the Official Plan maintained? 
2) Is the general intent and purpose of the Zoning By-law maintained? 
3) Is the variance minor in nature? and 
4) Is the variance desirable for the appropriate development or use of the land, building 

or structure? 
 

OFFICIAL PLAN 
 

The subject land is designated as Low Density Residential (LDR) which primarily permits single detached, 
semi-detached, duplex dwellings, and other low density forms of residential dwellings.    
Existing multi-family residential buildings that are compatible with adjacent low density residential uses 
are also recognized as permitted uses.  
  
Transportation Objectives for the City of London (Official Plan Chapter 18) indicate that motor 
vehicle and bicycle parking facilities are to be appropriately located, adequate for the uses that 
they support, and compatible with adjacent land uses.  
 

Z.-1 ZONING BY-LAW 
 

The subject site is within the Residential (R3-2) Zone which permits low rise dwelling types, 
including triplexes. 
 

Section 4.19 (a) of the Z.-1 Zoning By-law states that no person shall use any land or cause or 
permit the use of any land situated in any zone for the purpose of parking or storage of a vehicle 
in any front or exterior side yard.   
 

RESIDENTIAL FRONT YARD AND BOULEVARD PARKING (COUNCIL POLICY 27(4)) 
 

The Council Policy Manual is a consolidation of policies that have been adopted by the 
Municipal Council of the City of London.  Chapter 27(4) of this manual sets out Council's 
position with respect to the creation of Front Yard and Boulevard Parking.  These two types of 
parking are allowed by the City only on an "exception basis", and this policy outlines criteria for 
considering such exceptions, standards relating to this sort of parking and an approval process, 
among other regulations.  Appendix 27(4a) directly lays out these parameters which can be 
summarized as follows: 
 

The Corporation of the City of London generally prohibits the use of the front yard or the 
boulevard for the parking of motor vehicles in single detached, semi-detached, duplex, triplex or 
street townhouse residential areas.  Exceptions to this policy may be granted through minor 
variance and where such parking complies with the policies outlined herein. 
 

Consideration of Exceptions 
 

The approval of front yard or boulevard parking will not be supported by Council where a 
suitable alternative exists for parking entirely on the owner's property, including the removal of, 
alteration to or relocation of accessory buildings or structures, fences and landscaping that will 
result in the accommodation of parking entirely on the owner's property; and/or the side and/or 
rear yard of the lot provided such parking area does not occupy more than 25% of the total lot 
area.   
 

Criteria for Approval of an Exception 
 

The approval of a front yard or boulevard parking exception may be supported by Council where 
the application for an exception does not have a “suitable alternative” as described by the policy 
above, where the parking area exception conforms to the general intent and purpose of the 
Official Plan policies and Zoning By-law regulations and where the parking area is generally in 
keeping with the scale and form of parking on surrounding properties and will have minimal 
negative impact on existing vegetation and/or municipal services, among other criteria.  
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A.118/14 
M. Pease  

Process for Consideration of Exceptions: 
 

Any application for front yard and boulevard parking must include a plan prepared to scale 
showing the location of the buildings, trees, public utilities, landscaping, adjoining properties and 
building locations (where possible) and the dimensions of the proposed parking area.  This plan 
must be suitable for inclusion in the Standard Form Boulevard Parking Agreement to be entered 
into between the owner and the Corporation.  It is strongly recommended that the plan be based 
on a survey drawing of the property.  
 

It should be noted that a Boulevard Parking agreement can be submitted for review, without the 
need for a minor variance should the parking area be proposed entirely within the boulebard. 
 

STREETS BY-LAW 
 

Schedule ‘A’ of the Streets By-law outlines regulations pertaining to private entrances, and 
includes conventions with regard to entrance sizes and multiple entrances.  The by-law states 
that unless otherwise approved by the City Engineer in writing, each private entrance shall be 
perpendicular to the street, no less than 2.7m (8.8’) in width and no more than 6.0m (19.7’) wide 
or 40% of the street line of the lot, whichever is less.  Furthermore, Table 2 of the same by-law 
indicates minimum distances from objects located in the Boulevard.  These minimum 
requirements are as follows: 
 

Table 2 (from “Streets By-law, Schedule ‘A’, Section A8) 
 

Utility Minimum Distance from Private Entrance to 
Utility 

Hydro Pole / Signal Pole / Light Standard 1.5 metres (5.0 feet) 
 

Fire Hydrant a. metres (5.0 feet) 
 

Cable T.V. Pedestal 2.0 metres (6.5 feet) 
 

(Bell) Telephone Pedestal 2.0 metres (6.5 feet) 
 

Tree on City Property* Written authorization required if entrance 
within 6.0 metres (19.7 feet) 

 
*note; Tree separation requirements are part of Section A9 of the streets by-law.  Written authorization must be obtained by the 
applicant and provided to the City Engineer prior to a works permit being issued. 
 

WEST WOODFIELD HERITAGE CONSERVATION DISTRICT PLAN 
 

The subject lands are located within the West Woodfield Heritage District. As such, they are 
subject to the policies of the West Woodfield Heritage Conservation District Plan. 
 

Section 5.3 notes that applications for minor variances should be considered in conjunction with 
the following policies: 
 

b) The Committee of Adjustment should apply the policies and guidelines of the plan when 
reviewing applications within the West Woodfield HCD. 
 

Section 8.2.6.2 of the plan states that, for multi-unit conversions, front yard or boulevard parking 
is discouraged unless unavoidable and permitted by zoning. Furthermore, if additional parking 
must be provided, it should be located at the rear or side of the building. 
 

DEEMED CONFORMITY OF USES 
 

Section 1.3 (2) (b) of the Z-1 Zoning By-law makes reference to uses which were established 
prior to July 1st, 1973. The regulations states that where any building or structure was 
constructed on land, contrary to the regulations of the Z-1 Zoning By-law, the use is deemed to 
have been constructed in compliance with the regulations of the Z-1 Zoning By-law. Based on 
aerial imagery from 1972, the subject lands (shown with a red dot below), contained one parking 
space. Based on the provisions of Section 1.3, the one parking space may be deemed as a 
conforming use. 
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A.118/14 
M. Pease  

 

 
As such, the proposed variance applications should require an amendment, requesting zero (0) 
parking spaces where two (2) are required, given that one (1) parking space was previously 
established as of right. Any expansion to the area and number for front yard parking requires 
relief to the Zoning By-law 
 
EVALUATION 
 
The existing three-unit converted dwelling generally meets the intent of both the Official Plan 
and Zoning By-law.  However, the existing front yard parking spaces are not in keeping with the 
general intent of the Official Plan (appropriateness), the Zoning By-law Section 4.19(4), Council 
Policies regarding Residential Front Yard and Boulevard Parking, and the West Woodfield 
Heritage District Conservation Plan. 
 
Chapter 18 of the Official Plan restricts vehicular parking to appropriate and compatible 
locations.  Development Services is of the opinion that the existing front yard parking is neither 
appropriate nor compatible based on the following analysis: 

 
Section 4.19 of the Zoning By-law prohibits parking in any front or exterior side yard. 

 
Council’s “Residential Front Yard and Boulevard Parking” polices indicate that approval of front 
yard or boulevard parking will not be supported where a suitable alternative exists for parking 
entirely on the owner's property.  Furthermore, while a suitable alternative is not available, the 
existing nature of the front yard parking arrangement is not in keeping with the intent and 
purpose of the Official Plan and Zoning By-law.  Additionally the parking arrangement is not in 
keeping with the scale and form of parking on surrounding properties. Based on the sketch 
provided by the applicant, the parking comprises a significant portion of the front yard area, west 
of the sidewalk.  While landscaped areas are present adjacent to the dwelling, limited vegetation 
is present along the northerly and southerly property boundaries. 
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The West Woodfield Heritage District Conservation Plan discourages front yard parking unless 
unavoidable and permitted by zoning. The existing parking arrangement does not meet the 
requirements of Section 4.19 of the Zoning By-law. In addition to this, landscaping is not 
provided to provide screening or buffering. Notwithstanding the aforementioned, the dwelling on 
the subject lands has limited separation distance from the interior side yards and the dwellings 
on the adjacent northerly and southerly properties.  
 

Development Services notes that one parking space was present on the boulevard prior to 1972 
which served the residential dwelling on the subject lands. Based on Section 1.3 of the Zoning 
By-law the parking space may be recognized as an established front yard parking space and as 
such the requested variance application requires an amendment to recognize zero (0) parking 
spaces where (2) are required.  
 
Given the constraint on the subject lands to provide access for rear yard parking, Development 
Services are supportive of one (1) additional front yard parking space, in conjunction with the 
existing established parking space, for a total of two (2) parking spaces. Support for a total of 
three (3) parking spaces does not meet the intent of the analysis above. 
 
Development Services, Engineering stated that the front yard parking area is to be hard 
surfaced (asphalt, concrete or paving block) all to the satisfaction of the City Engineer. The 
applicant is to obtain a Permit of Approved Works to allow the aforementioned construction on 
the City boulevard. 
 
SUMMARY 
 

Therefore it is the opinion of Development Service that the request, as amended above, to 
permit zero (0) parking spaces, where two (2) are required be supported. 
 
Therefore it is the opinion of Development Services that the requested variance, as amended 
above, to permit two (2) front yard parking spaces be turned down.  
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A.118/14 
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Alternatively, an amendment to the variance application to permit one (1) front yard parking 
space (in addition to the established parking space) could be granted, as this is more in keeping 
with the intent of the City of London Official Plan and Z.-1 Zoning By-law. Permission for one 
additional front yard parking space is minor in nature.  The amended variance and 
reconfiguration of the existing parking situation should not cause substantial detriment, hazard 
or annoyance nor detract from the character of nearby properties. It should not have any 
significant impacts on adjacent properties and is a matter of local concern. 
 
Therefore, Development Services recommends permission for one front yard parking space 
perpendicular to the street - where no access to a legal parking space is available - be approved 
with the following condition: 
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Appendix ‘B’ 
 

Letter of appeal by Zelinka Priamo Ltd 
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