ITEMNO. /5

STAFF REPORT CITY OF OCEANSIDE
DATE: March 21, 2007

TO: Honorable Mayor and Members of the City Council

FROM: Community Development Department/Planning Division

SUBJECT: CONSIDERATION OF A TENTATIVE PARCEL MAP (P-1-06),

DEVELOPMENT PLAN (D-1-06) AND CONDITIONAL USE
PERMITS (C-1-06, C-2-06) TO CREATE TWO RESIDENTIAL
LOTS AND 15 COMMERCIAL CONDOMINIUM UNITS; TO
ALLOW PANHANDLE ACCESS; AND TO ALLOW OFF-STREET
PARKING LOCATED AT 2420 VISTA WAY - OCEANVIEW
PLAZA — APPLICANT: OCEANVIEW PLAZA INVESTORS, LLC.
APPELLANT: ROY HONIG

SYNOPSIS

The item under consideration is a review of the Planning Commission’s decision
approving a Tentative Parcel Map (P-1-06), Development Plan (D-1-06), and two
Conditional Use Permits (C-1-06, C-2-06). The project applicant proposes (1) a Tentative
Parcel Map to create two residential parcels and 15 commercial condominium units within
an existing 25,000-square-foot commercial office building; (2) a Conditional Use Permit
for panhandle access to Parcel 2; (3) a Conditional Use Permit to allow off-street parking
within a Residential District; and (4) a Development Plan to construct a parking structure
to serve the existing commercial building, known as Oceanview Plaza, which is located at
2420 Vista Way. Mayor Jim Wood called this application for review on January 16, 2007,
and Valeda Honig, on behalf of Ray Honig et al, submitted an appeal of the Planning
Commission’s action to the City Clerk on January 17, 2006. Staff is recommending that
following the review, the City Council support the Planning Commission's decision and
approve the project based on the findings contained in the attached City Council
resolution.

BACKGROUND

On January 8, 2007, the Planning Commission approved on a 5-to-0 vote Resolution
2007-P01 for a Tentative Parcel Map, Development Plan, and two Conditional Use
Permits. Following the Planning Commission hearing and prior to the end of the appeal
period, a call for review was filed by the Mayor's Office requesting that additional
information be presented to the City Council. Mr. Honig and his neighbors filed an



appeal of the Planning Commission decision to approve the project. This report
identifies and addresses the issues raised by the call for review and by Mr. Honig's
appeal. Attached to this report is the Call for Review Memorandum and the appeal
document, which outlines the specific issues and concerns for each request. Previous
Planning Commission and City Council resolutions are also attached to this report.

Previous actions: During 1985, the combined actions of the City Council and Planning
Commission established an Office Professional Zoning District and approved the
construction of Oceanview Plaza.

e On November 4, 1985, the Planning Commission approved Resolution 85-P108 by a
6-to-0 (1 absent) vote and recommended a General Plan Amendment to an Office
Professional designation on 1.2 acres; a Zone Change to OP (Office Professional)
District; a Development Plan for a two-story office complex containing 25,000 square
feet; and a Tentative Parcel Map to create 4 lots on a 1.88-acre parcel.

e On December 4, 1985, the City Council adopted Resolutions 85-258 and 85-259 by a
5-to-0 vote; on December 18, 1985, the City Council adopted and ordered published
an Ordinance changing zoning to Office Professional on 1.2-acres.

During 2000, an application to change the zoning district on an undeveloped residential
lot situated westward of 2420 Vista Way was denied by City Council. A change in zoning
to a commercial district was the key for the possible construction of a parking area on the
undeveloped lot adjacent to Oceanview Plaza.

e On May 8, 2000, the Planning Commission approved Resolution 2000-P33 by a 4-to-0
(2 absent) vote recommending approval of a General Plan Amendment and Zone
Amendment to change the land use and associated zoning district to Commercial
Professional District on property located west of 2420 Vista Way. Subsequently that
evening, the Planning Commission approved Resolution 2000-P34 by a 4-to-0 (2
absent) vote, which was a revision to a development plan for an addition of
approximately 28,000 square feet for a parking lot in a Commercial Professional
Zoning District.

e On June 21, 2000, the City Council adopted Resolution 00-R375-1 by a 5-to-0 vote
denying an amendment to the land use designation on property located west of 2420
Vista Way. This action effectively ended the applicant’s pursuit of a 28,000-square-
foot addition for a parking lot on the land west of 2420 Vista Way.

On March 8, 2004, the Planning Commission approved on a 6-to-0 vote Resolution 2004-
P08 that denied without prejudice a 2-lot subdivision and construction of 33-space parking
lot on 0.5-acres serving 2420 Vista Way. The applicant did not pursue this application
further.

Site Review: The undeveloped westerly 0.96-acre lot is situated within a Single-Family
Residential Zoning District and located within the 2300 block of lvy Road. The adjacent



lot, an existing 1.1-acre lot to the east, is situated within a Commercial Professional
District and addressed as 2420 Vista Way. The General Plan Land Use designations are
Single-Family Residential and Professional Commercial respectively. The subject site
straddles land between Vista Way and Ivy Road.

The existing vacant lot, situated within the 2300 block of Ivy Road, slopes from an 85-
foot elevation along Ivy Road to 56 feet in elevation at its southern boundary near Vista
Way. The proposed pad elevation on Parcel 1 is 84 feet and on Parcel 2 the pad
elevation is 73 feet.

Oceanview Plaza is an existing 25,000-square-foot office building on a 1.1-acre site
located at 2420 Vista Way. The proposed parking structure is designed to have an
elevation of 63 feet and is proposed on land directly west of Oceanview Plaza.

Project Description: The project consists of a Tentative Parcel Map (P-1-06),
Development Plan (D-1-06), and two Conditional Use Permits (C-1-06 and C-2-06) to
allow the following:

Tentative Parcel Map: Pursuant to Subdivision Ordinance requirements, a Tentative
Parcel Map (P-1-06) must be processed and approved in order to (1) subdivide the
existing 1.1-acre site with an existing 25,000-square-foot office building into 15
commercial condominiums and (2) subdivide the 0.96-acre vacant lot in the 2300 block
of lvy Road into two residential parcels and (3) combine the remaining 0.4-acres of
residential land with the adjacent 1.1-acre commercial lot.

The two proposed residential parcels exceed the Single-Family Residential District
minimum lot area of 6,000 square feet and lot width of 65 feet. Parcel 1 is proposed
with a minimum lot area of 10,180 square feet; Parcel 2 is proposed with a minimum lot
area of 10,096 square feet with panhandle access to the lot from Ivy Road. The
minimum proposed lot width is approximately 107 feet. To create Parcel 3, the applicant
proposes combining the remaining 0.4-acres of residential land with the existing 1.1-
acre lot located at 2420 Vista Way, which is situated within a Commercial Professional
District.

There are specific conditions designed to address the future residential development on
Parcels 1 and 2. Parcels 1 and 2 require an approved Administrative Development Plan
prior to the construction of single-family homes. The two residential parcels will have
vehicle access from Ivy Road. Parcel 2’s panhandle access to the street is typical for
the Fire Mountain Neighborhood.

The existing office building will be subdivided into a maximum of 15-commercial
condominium units.

Conditional Use Permits and Development Plan: The project requires two conditional use
permits and a Development Plan, as follows:




Panhandle access is proposed for Parcel 2 as part of the subdivision design. Pursuant to
Zoning Ordinance Section 1050, Property Development Regulations, panhandle access
is allowed with approval of a use permit in single-unit developments. A Conditional Use
Permit (C-1-06) has been submitted for consideration in compliance with the
aforementioned Zoning Ordinance regulation.

Off-street parking is proposed on the residentially zoned land of Parcel 3. Pursuant to
Zoning Ordinance Section 3014.2, a Conditional Use Permit is required to establish a
parking use on residentially zoned land and a Development Plan is required to construct a
parking structure. A Conditional Use Permit (C-2-06) and Development Plan (D-1-06)
have been submitted for consideration in compliance with the aforementioned Zoning
Ordinance regulations.

The proposal is to provide 125 parking spaces on-site. The required parking ratio for
offices is 1:200. Seventy-four (74) off-street parking spaces are currently provided on-site
as required by Planning Commission Resolution 85-P108. The applicant proposes to add
51 additional spaces to the site. Most of these additional spaces will be located within the
proposed parking structure which will be constructed on the 0.4-acre residential land that
is to be combined with the existing 1.1-acre commercial lot.

The area proposed for off-street parking is designed to buffer the visual impact of the
parking structure and to exceed the requirements of the Zoning Ordinance. The western
and northern sides of the parking structure will be behind a 6-foot-tall decorative wall. The
Conceptual Landscape Plan proposes planting 7 trees along the property’s western
boundary, three of which will be 24-inch-box size Liquidambar styraciflua. The structure’s
second level parking area is situated 10 feet lower than the pad elevation of Parcel 2. The
slope between Parcel 2 and the parking structure will be planted with shrubs, ground
cover, and six 15-gallon trees, including Rhus lancea and Jacaranda mimosifolia. A 6-
foot-tall decorative wall is also proposed along the southern boundary of Parcel 2. The
land between Vista Way and the off-street parking area will be extensively landscaped.
Trees shall be planted adjacent to Vista Way'’s right-of-way and on land contiguous with
the parking areas.

The project is subject to the following Ordinances and City policies:

1. Zoning Ordinance

2. General Plan

3. California Environmental Quality Act (CEQA)
4, Subdivision Ordinance

Environmental Issues: The project is exempt under the provisions of the California
Environmental Quality Act, Article 19, Section 156315 and 15332 because the project
involves a minor subdivision and infill development of a parking lot and future single-
family residences.



ANALYSIS

Call for Review by Mayor Jim Wood

Listed below are the issues raised by the call for review, along with staff's response to
each issue. Staff reviewed the issues and believes that each of the concerns raised were
addressed during the many meetings held between staff, the applicant, and interested
community members. As designed and conditioned, the project proposes a high-quality
subdivision design that is consistent with the Land Use Element of the General Plan,
Zoning Ordinance, and Subdivision Ordinance and Subdivision Map Act. The off-street
parking structure’s design has limited visual impact on nearby residences and provides
much-needed off-street parking to the adjacent commercial land uses.

Issues
1) Impacts to the surrounding residential neighborhood:

The surrounding residential neighborhood consists of single-family detached homes.
Properties situated along the northern side of vy Road are typically within the Estate B
Residential Land Use Designation. Along the southern side of vy Road, properties have
a Land Use Designation that is Single-Family Detached Residential. The lots located on
the southern side of Ivy Road have a required minimum site area of 0.13-acres, but the
existing lots are typically much larger.

There are natural slope changes and proposed site enhancements that will buffer the
appearance of the proposed parking structure. For example, the elevation of the parking
structure is 63 feet, which is 10 feet lower in elevation than Parcel 2. The applicant
proposes a variety of trees, shrubs, and ground cover to enhance the appearance of
the site and the Planning Commission has required that the applicant plant 24-inch-box
trees (rather than a proposed 15-gallon size) adjacent to a 6-foot-tall decorative wall.
This wall is proposed to reduce the appearance of the parking structure.

The following describes the juxtaposition of neighboring homes to the 6-foot-tall

decorative wall proposed along the western and northern edges of the parking structure.

— The home located at 2371 Ivy Road has an approximate pad elevation of 81 feet and
there is an approximate 150-foot-distance between this home and the parking
structure’s westerly decorative wall. This 0.96-acre lot is contiguous with the western
boundary of the subject site and a single-family detached home has been constructed
in close proximity to lvy Road.

— The home located at 2307 Ivy Road (situated on a 0.57-acre site) is approximately
150 feet from the parking structure’s westerly decorative wall.

— The home located at 2305 Ivy Road (situated on an approximate 0.57-acre site) is
parallel to the parking structure’s westerly decorative wall. This home is situated a
minimum of 230 feet to the west of the decorative wall and the garage is situated
along the eastern side of the home. There is vegetation between this home and the
proposed parking structure.



The decorative walls and intervening landscaping provide the surrounding properties
with a visual buffer to the off-street parking area. The off-street parking area will not be
highly visible from the surrounding residential properties because of the distances, the
elevation differential, and the landscaping that encompasses the site.

2)

Approval of the Conditional Use Permit:

Pursuant to Zoning Ordinance Section 3014.2, the applicant may apply for a Conditional
Use Permit to allow parking in a project subject to different zoning classifications. The
Planning Commission (or City Council) may approve a Conditional Use Permit authorizing
such parking if it finds the following:

a.

The site on which the parking is to be located is contiguous to the site on which the

principal use is located and is not separated by any public right-of-way, including but

not limited to an alley.

- The site is contiguous with the lot located at 2420 Vista Way.

All property is under the same ownership.

- The site is under the same ownership and will be combined into one lot (Parcel
3).

The parking area will be buffered from any adjacent residential uses or districts by

the use of a 6-foot-high decorative wall and sufficient landscaping including trees for

screening.

- As described previously (see Analysis Issues 1), the parking area site design
incorporates walls and vegetation to buffer the impacts of vehicle parking to the
adjacent residential lots.

Lighting of the parking area will be properly shielded to prevent glare on any

adjacent property.

- Project-specific conditions shall require the development to prevent glare on any
adjacent property.

The allowance for parking on the site will not be detrimental to the public health,
safety and general welfare of persons residing or working in or adjacent to the
neighborhood of such use.

- The proposed parking facility is consistent with all applicable provisions
contained within the Zoning Ordinance. Conditions have been placed to ensure
compliance with applicable building and safety codes, including but not limited to
parking facility lighting.

In residential districts, the area of the site used for parking for a use not permitted

within a residential district is not more than 0.5 acres.

- The site used for parking is less than 0.5 acres.

In all non-residential districts, the site used for parking for a use not permitted within

the district is not more than 20 percent of the principal site.

- Criterion G does not apply as the 0.4-acre site is within a residential district. The
area used for parking is less than 20 percent of the area proposed as Parcel 3.



The proposal meets findings a) through g) above and qualifies for the Conditional Use
Permit.

3) Future development of the residential lots:

Based upon allowed densities within the Single-Family Residential Zoning District, the
0.96-acre site could be subdivided into upwards of 5 residential lots; however, the
applicant has proposed to create two residential lots on the existing 0.96-acre lot located
in the 2300 block of lvy Road.

The conditions of approval to create these two residential lots require future development
to meet specific criteria, which exceed the requirements of the underlying zoning
designation. Developers will be required to apply for an Administrative Development Plan
(ADP), which is typical for subdivisions in the Fire Mountain Neighborhood.

Please note that the existing 0.96-acre lot located at 2371 Ivy Road, which is westerly of
the project site, could also apply to subdivide. Within the RS District, the densities range
from 3.6-dwelling-units to 5.9-dwelling-units per gross acre.  Therefore, future
development may include the addition of two to four more residential lots in the 2300
block of vy Road.

Mr. Roy Honig et al’s appeal of the Planning Commission Approval

Listed below are the issues raised by the appellants to oppose the Planning
Commission’s approval of the project, along with staff responses. Staff has reviewed the
issues and believes that all of the concerns have been addressed by the Planning
Commission’s action. A copy of the appeal is attached and what follows is a discussion
of the major issues raised.

1. Issue
A parking lot is not allowed by the Zoning Ordinance on residentially zoned land.

These concerns are addressed by Section 3014 Projects Divided by District Boundaries
of the Zoning Ordinance. This section states that under certain circumstances and with
an approved Conditional Use Permit parking areas are allowed on residentially zoned
lands. The applicant has met all of the requirements set forth by the Zoning Ordinance
(described earlier in the Staff Report under Call for Review Issue "2 Approval of the
Conditional Use Permit”). The previously described design provides sufficient buffers to
the westerly residential developments while adding much-needed parking area to the
existing commercial office building.

2. Issue

The proposed project is a renewal of commercial intrusion into preexisting residences. No
buffer exists on the west side of this parking lot.



Previous owners of Oceanview Plaza have on two other occasions applied to the
Planning Commission for approval of additional off-street parking area. This application is
the third proposal to create additional parking opportunities for Oceanview Plaza
employees and visitors.

The proposed buffer includes at least 18 trees, a variety of shrubs, and a 6-foot
decorative wall. These attributes are provided on all property boundaries contiguous with
the parking structure. The top of the decorative wall will be 6 feet above the upper
parking level and shield the adjacent lots from automobile headlight glare.

3. Issue

Residents fear the noise and transient traffic. The lot will be lighted and open 24 hours a
day. Work crews will come in during off-hours to clean and maintain the landscape as
well as the parking structure.

These concerns are addressed within the Zoning Ordinance and Municipal Codes and
will be minimized by the proposed design and natural slope of the surrounding area. For
example, the lighting of the parking area will be properly oriented and shielded to prevent
glare on any adjacent property; and the Municipal Code sets limits on acceptable noise
levels. This project does not propose to be in conflict with these regulations. A change to
the proposed maintenance schedule has not been proposed by the applicant; neighbors
may expect circumstances to be typical of commercial property maintenance activities. In
summation, the intervening landscape, the naturally downward-sloping land, the site
design, and proposed landscaping reduces impacts on adjacent residences and should
sufficiently address their concerns.

4, Issue

The two proposed residential lots will be sold at a future date and the buyer may or may
not build on the lots. The project is incomplete, because development is not proposed for
the two residential lots.

Within the Fire Mountain Neighborhood lots are frequently subdivided with codicils for
future residential development. Under these circumstances it is typical to approve
subdivisions with conditions addressing the future residential developments requirements
(e.g. minimum house size, required yards, exterior materials, landscaping, and maximum
heights and lot coverage allowances). This norm has been followed and staff has written
specific conditions for residential development on lots 1 and 2 (see conditions 76, 77, 78,
79, and others). These conditions shall ensure the best possible development on the two
proposed residential lots. Please note that the two residential lots exceed the minimum
lot size required and have been conditioned to create residential developments similar in
scope to the existing characteristics of the surrounding area.



5. Issue

Numerous quality-of-life issues that have persisted for years with the past and present
owners -- many complaints on landscaping and unsightly equipment -- have been
ignored.

The applicant has made a commitment to extensively plant and landscape the area. The
Conceptual Landscape Plan proposes planting 54 new trees across the project site.
Shrubs and ground covers are proposed throughout. As previously described, trees will
be planted along all property boundaries and the land between Vista Way and the off-
street parking area will be extensively landscaped. Trees shall be planted adjacent to
Vista Way's right-of-way and on land contiguous with the parking areas. The applicant
has also redesigned the existing parking area to better incorporate solid waste disposal, a
bike rack, and an employee outdoor eating area. The overall site design is much
improved.

6. Issue

When and where will the commercial encroachment end? Can commercial buildings be
constructed on top of the parking structure? Are future site expansions possible?

The site configuration and Zoning regulations significantly limit the possibility of expanding
the existing office building. The Zoning Ordinance does not allow for commercial
developments on residential land; therefore, an office building could not be constructed
above the proposed parking structure. An addition to the existing office building would
require that the site provide additional off-street parking spaces; but the existing land
cannot accommodate an expansion beyond what is currently proposed. The maximum
area allowed for off-street parking on residentially zoned land is 0.5 acres; with the
approval of this proposal, it will not be possible for the applicant to increase their off-street
parking allotment.

FISCAL IMPACT

Not applicable.

COMMISSION OR COMMITTEE REPORT

The Planning Commission reviewed the project on January 8, 2007. After hearing
considerable public testimony from area residents, as well as the applicant, the
Commission unanimously approved the project by a 5-0 (1 absent) vote. Commissioners
indicated that the project site is physically suitable for the proposed density and intensity
of development. The Commissioners stated that the project did provide adequate
evidence that all of the development regulations were being met and found the project to



be consistent with adopted regulations. Overall, the commission found the project to meet
the standards for development, including, but not limited to: panhandle access;
compatibility with the neighborhood; and development standards established by the
Zoning Ordinance, General Plan, and Subdivision Ordinance.

CITY ATTORNEY’S ANALYSIS

The City Attorney’s Office has reviewed the proposed resolution and approved it as to
form.

In accordance with Section 4605 of the Zoning Ordinance, the City Council shall
consider the same application, plans, and related project materials that were the
subject of the original decision approving the project by the Planning Commission.

The City Council shall review the record of the decision and hear testimony from staff,
the applicant, and/or any interested parties.

After the public hearing, the City Council shall affirm, modify or reverse the Planning

Commission’s decision. If a decision is modified or reversed, the City Council shall state
the specific reasons for the modification or reversal.

RECOMMENDATION

Staff has reviewed the issues raised under the call for review and believes that all of the
concerns have been thoroughly addressed through the findings and conditions of
approval as part of Resolution 2007-P01 and the attached City Council resolution should
the project be approved. It is staff's recommendation that the City Council support the
Planning Commission’s decision and approve the project based on the findings contained
in the attached City Council resolution.

PREPARED BY SUBMITTED BY

3/,4«!{/5?&///4(2 Lt 7S ///Z// ¢ 4T Va0
Jufiana von Hacht Peter A. Weiss
Associate Planner Interim City Manager
REVIEWED BY:

Michelle Skaggs-Lawrence, Deputy City Manager
Mike Blessing, Deputy City Manager
Jerry Hittleman, Acting City Planner
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ATTACHMENTS:

Area Map, Site Plan

City Council Resolution for Approval

Planning Commission Resolution No. 2007-P01

Planning Commission Staff Report Dated January 8, 2007
Call For Review/Appeal
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RESOLUTION NO.

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
OCEANSIDE  SUPPORTING PLANNING COMMISSION
RESOLUTION NO. 2007-P01 AND APPROVING TENTATIVE
PARCEL MAP (P-1-06), DEVELOPMENT PLAN (D-1-06) AND
CONDITIONAL USE PERMITS (C-1-06, C-2-06) TO CREATE
TWO RESIDENTIAL LOTS; CREATE 15 COMMERCIAL
CONDOMINIUM UNITS; TO ALLOW PANHANDLE ACCESS;
AND TO ALLOW OFF-STREET PARKING LOCATED AT 2420
VISTA WAY

(Oceanview Plaza Investors, LLC - Applicant)
(Roy Honig - Appellant)

WHEREAS, an application was filed for a Tentative Parcel Map (P-1-06), Development Plan (D-
1-06) and Conditional Use Permits (C-1-06, C-2-06) to create two residential lots; create 15 condominium
units; to allow panhandle access to Parcel 2; and to allow off-street parking on Residentially Zoned land
and construct a parking structure on Parcel 3 located at 2420 Vista Way;

WHEREAS, on January 8, 2007 the Planning Commission of the City of Oceanside, after holding
a duly advertised public hearing, adopted Resolution No. 2007-P01, approving said Tentative Parcel Map
(P-1-06), Development Plan (D-1-06) and Conditional Use Permits (C-1-06, C-2-06);

WHEREAS, on January 16, 2007, a Call for Review was requested by Mayor Jim Wood of the
Planning Commission decision with the City Clerk of the City of Oceanside;

WHEREAS, on January 17, 2007, an appeal was timely filed by Roy Honig of the Planning
Commission decision with the City Clerk of the City of Oceanside;

WHEREAS, on March 21, 2007, the City Council of the City of Oceanside held a duly noticed
public hearing and heard and considered evidence and testimony by all interested parties concerning the
appeal of the Planning Commission approval on the above identified Tentative Parcel Map, Development
Plan, and Conditional Use Permits;

WHEREAS, based on such evidence and testimony, this Council finds that the decision of the
Planning Commission did adequately and properly address concerns raised by the appellant;

NOW, THEREFORE, the City Council of the City of Oceanside does resolve as follows:
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1. The Council supports the Planning Commission action of January 8, 2007 and the
applications for Tentative Parcel Map (P-1-06), Development Plan (D-1-06), Conditional Use
Permits (C-1-06, C-2-06) and Resolution No. 2007-P01 are hereby approved.

2. The decision of the Planning Commission is affirmed. The project is consistent with the
Land Use Element of the General Plan and the City’s Zoning Ordinance, because it meets the density
and development criteria set forth by these documents. The project site is physically suitable for the
proposed density and intensity of development. The project meets development standards, such as
panhandle access, lot size, requirements for off-street parking, and landscaping. The neighborhood
character includes custom developments, panhandle egress across lots, and generally 10,000 square-foot
lot sizes; the proposed residential subdivision design continues these neighborhood characteristics. The
off-street parking is suitably buffered by landscaping and a decorative wall; the parking structure site
d<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>