I Town
rcellyill
Virginia
AGENDA
PURCELLVILLE TOWN COUNCIL REGULAR MEETING

JANUARY 12, 2015, 7:00 PM
TOWN HALL COUNCIL CHAMBERS

CALL TO ORDER OF REGULAR MEETING (Mayor Fraser)
PLEDGE OF ALLEGIANCE TO THE FLAG

INVOCATION (Mayor Fraser)

AGENDA AMENDMENTS/APPROVAL (Town Council and Staff)
PROCLAMATIONS / RECOGNITIONS (Mayor Fraser)

a. Recognition — Loudoun Valley High School Boys Cross County State
Champions

PRESENTATIONS

a. None

STANDING COMMITTEE/COMMISSION/BOARD REPORTS

a. Planning Commission (Doug McCollum, Chairman/Council Liaison)

b. Board of Architectural Review (Pat Giglio, Chairman/Vice Mayor Packard,
Council Liaison)

C. Parks and Recreation Advisory Board (Eamon Coy, Chairman/Council member
McConville, Council Liaison)

d. Economic Development Advisory Committee (Daniel Abramson,
Chairman/Council member Nave, Council Liaison)

e. Purcellville Arts Council (Liz Jarvis, Chair/Council member Jimmerson,
Council Liaison)

PUBLIC HEARINGS

a. None



10.

11.

12.

CITIZEN/BUSINESS COMMENTS (Mayor Fraser)

(All citizens who wish to speak will be given an opportunity and limits will be imposed on all
speakers. All speakers should sign up prior to speaking and Town residents will be given the
first opportunity to speak.)

COUNCIL COMMENTS (Mayor Fraser)

ACTION ITEMS

a.

Zoning Ordinance Text Amendment OA15-01* (D. Galindo) (pgs. 5-23)
(Motion pg. 12)

Zoning Ordinance Text Amendment OA5-02* (D. Galindo) (pgs. 25-42)
(Motion pgs. 32-33)

Town’s Financial System Upgrade* (D. Davis) (pgs. 43-89) (Motion pg. 55)

Structure of the Purcellville Arts Council* (M. Scoggins) (pgs. 91-92) (Motion
pg. 92)

Selection of Event Management Firm* (D. Davis) (pgs. 93-127) (Motion pg. 94)

Approval of Water Tank Painting Contract* (A. Vanegas) (pgs. 129-148)
(Motion pgs. 131-132)

Forestry Stewardship Plan* (A. Vanegas) (pgs. 149-184) (Motion pg. 150)
Hirst Farm Well Update* (A. Vanegas) (pgs. 185-207) (Motion pg. 188)

Approval of Purchase Contract for 781 S. 20" Street* (R. Lohr) (pgs. 209-233)
(Motion pg. 210)

Contract Approval for Cupola Work at Town Hall* (R. Lohr) (pgs. 235-247)
(Motion pg. 236)

DISCUSSION/INFORMATIONAL ITEMS

Economic Development Monthly Update (P. Sullivan) (pgs. 249-255)

Makersmith Proposal (Mayor Fraser)

Town Hall Signage (Mayor Fraser) (pgs. 257-261)

Environmental Sustainability and Tree and Beautification Committee (Mayor Fraser)

Operational Audit Discussion (Town Council) (pgs. 263-265)



13.

14.

15.

16.

DISCUSSION OF ITEMS PROPOSED FOR FUTURE PRESENTATIONS /
RECOGNITION

a. None

APPROVAL OF MINUTES

a. Town Council Meeting — December 8, 2015 (pgs. 267-302)
CLOSED MEETING* (pgs. 303-305) (Motions pg. 304)

a. Stover Appeal

To consult with legal counsel regarding Mary Ellen Stover’s pending appeal of the BZA’s
Vineyard Square decision to the circuit court.

ADJOURNMENT

*Roll Call Votes

IF YOU REQUIRE ANY TYPE OF REASONABLE ACCOMMODATION AS A RESULT OF PHYSICAL, SENSORY OR MENTAL
DISABILITY IN ORDER TO PARTICIPATE IN THIS MEETING, PLEASE CONTACT DIANA HAYS, TOWN CLERK, AT
540-338-7421. THREE DAYS NOTICE IS REQUESTED.

USE OF ELECTRONIC DEVICES DURING MEETINGS

For the comfort and consideration of others, all cellular phones should be turned off or silenced and not used in the Council
Chambers. This is requested due to the potential for interference with our recording devices and the transmittal of our

hearing impaired broadcast, when in use.
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urcellville

Virginia

STAFF REPORT
PUBLIC HEARING ITEM
[tem # 11a

SUBJECT: 0A15-01 - Zoning Ordinance Text Amendment to Add “Vehicle
Sales and Service” as a Permitted Use in the C-1, Office
Commercial District

DATE OF MEETING: January 12,2016

STAFF CONTACT: Daniel Galindo, AICP - Senior Planner;
Patrick Sullivan, AICP CED - Director of Community
Development

SUMMARY and RECOMMENDATIONS:

Gene Turnelle of STC Management has submitted an application, coded by the Town as
0A15-01, to amend Article 4, Section 6.2 of the Zoning Ordinance for the Town of Purcellville,
Virginia to allow “Automobile and truck maintenance, service and repair, including the sale of
accessories associated with automobiles and trucks” as a permitted use in the C-1, Office

Commercial District. The submitted request would have amended the ordinance based on
its former formatting, so the language included in Ordinance 16-01-01 (Attachment 1)
achieves its intent while reflecting the formatting and terminology changes caused by the
approval of Ordinance 15-11-01 on December 8, 2015. A public hearing on 0A15-01 was
held by Town Council on December 8, 2015.

Based on the guidance of the 2025 Land Use Policies in the adopted Purcellville, Virginia 2025
Comprehensive Plan and the purpose of the C-1 District contained in the Zoning Ordinance
for the Town of Purcellville, Virginia, staff recommends denial of OA15-01. However, the
Planning Commission and Town Council have previously noted that the C-1 District and the
Hirst Road corridor should be reviewed and reconsidered during the process of updating the
comprehensive plan, and Town Council will ultimately have to decide whether to follow the
potentially outdated guidance of the Town’s adopted documents with regard to action on
0A15-01.

A public hearing on 0A15-01 was held before the Planning Commission on October 15, 2015.
At the Planning Commission’s November 5 meeting, it recommended denial of the
application by a 5-0 vote (with one abstention) for the following motion:



[ move that the Purcellville Planning Commission forward 0A15-01 to Town
Council with a recommendation to deny the application for the following
reasons:

1. Therequested amendment is contrary to the Purcellville, Virginia 2025
Comprehensive Plan’s 2025 Land Use Polices for the “Commercial
Office” planned land use which roughly coincides with the C-1 Office
Commercial District; and

2. The requested amendment does not comply with the purpose of the C-
1 Office Commercial District as stated in Article 4, Section 6.1 of the
Zoning Ordinance for the Town of Purcellville, Virginia.

BACKGROUND:

On June 19, the Town received an application from Gene Turnelle of STC Management, coded
by the Town as 0A15-01, to amend Article 4, Section 6.2 of the Zoning Ordinance for the
Town of Purcellville, Virginia to allow “Automobile and truck maintenance, service and repair,

including the sale of accessories associated with automobiles and trucks” as a permitted use in
the C-1, Office Commercial District. Mr. Turnelle, with support from Mark Nelis, Esq.,
submitted the application as the agent of property owner Chapman Brothers LC which owns
a 12.04 acre property in the C-1 District. This application was one of four requested zoning
use changes discussed by the Planning Commission at its September 10 work session which
the Commission decided not to incorporate in the comprehensive Zoning District Use
Changes amendment. This decision was made to allow the Planning Commission to consider
each of these requests individually with the benefit of an analysis by staff.

STC Management is a Jiffy Lube franchisee with locations across Northern Virginia, and
according to Jiffy Lube’s website, any given location may provide a comprehensive range of
services from fluid changes to tire installation to minor parts replacement. While these
services would have been covered by the use requested by the OA15-01 application,
approval of Ordinance 15-11-01 on December 8, 2015 necessitates the Zoning Ordinance
now be amended differently. The language included in Ordinance 16-01-01 achieves the
intent of 0A15-01 while reflecting the formatting and terminology changes caused by the
approval of Ordinance 15-11-01. The applicant has reviewed Ordinance 16-01-01 and has
no objection to its content.

ANALYSIS:
Any proposed amendment to the Zoning Ordinance for the Town of Purcellville, Virginia
should comply with the various purposes noted in Article 1, Section 3. In the case of arequest




to add a specific use to a specific zoning district, consideration of these purposes can be
condensed in to the following questions:

1. Isthe requested use supported by or contrary to the comprehensive plan?

2. Istherequested use suitable for the requested district?

3. Are there any town-wide effects of the requested use?

Consistency with the Comprehensive Plan
The Purcellville, Virginia 2025 Comprehensive Plan (PCP) was adopted in 2006 to “provide

guidance for the coordinated and harmonious development of the territory in accordance
with present and future needs and resources that will best promote the health, safety,
morals, order, convenience, prosperity and general welfare of the community” (PCP, p. 1).
Accordingly, the Plan should serve as the basis for Town land use decisions, and staff
provides the following analysis of its pertinent goals and policies.

Financial Planning for the Future

Purcellville continues to face costs for capital improvements and other enhancements
designed to benefit the community, and this presents the challenge of maintaining fiscal
balance and stability while paying for needed improvements. One method provided in the
Plan to address this challenge is “to better balance the Town'’s tax base by working toward 30
percent of the value of the Town’s real property tax base from commercial property and 70
percent from residential property” (PCP, p. 22). Additionally, the Plan cites selected fiscal
policies of the Town’s adopted Fiscal Policy Guidelines including: “The Town will maintain a
diversified and stable revenue structure to protect it from short-term fluctuations in any one-
revenue source“ (PCP, p. 22).

1. The Statement of Justification states that the proposed building and site
improvements would “contribute over $1,000,000.00 in assessed real estate value.”
Staff does not have enough information to definitively confirm or dispute this
estimate, but it appears high when compared to similar uses in town.

a. The bestavailable information for comparison are the 2015 fair market values
on the Loudoun County Commissioner of the Revenue website for: Purcellville
Tire & Auto Service and Hogan & Sons Tire and Auto.

(NOTE: The following information should be viewed with a healthy dose of
skepticism as this is potentially an apples and oranges comparison due to the
various factors which affect fair market valuations.)

b. Purcellville Tire & Auto Service has two locations at 720 and 901 East Main
Street. 720 E. Main consists of .44 acres with a 5,547 sq. ft, single story
building constructed in 1969. 901 E. Main consists of .76 acres with a 4,960



sq. ft. single story building constructed in 1950. Combined these properties
consist of 1.2 acres with 10,507 sq. ft. of gross floor area, and the combined
total fair market value for both properties is $1,108,740 of which
approximately 20% is the value of the buildings.

Hogan & Sons Tire and Auto is located at 840 East Main Streetin a 5,424 sq. ft.,
single story building constructed in 2005. Unfortunately for the purposes of
this comparison, the Hogan & Sons building is sited on a 1.47 acre property
along with a 7,788 sq. ft., single story building also constructed in 2005
housing retail, personal services, and offices. The fair market value of this
property is $2,056,980 of which approximately 64% is the value of the
buildings, and the Hogan & Sons building is only 41% of the combined gross
floor area of the buildings on the site.

2. The Statement of Justification states that the facility would be “expected to create 16
new jobs and gross $1,500,000.00 in sales per year.” Again, staff does not have
enough information to definitively confirm or dispute these estimates, but Town
Council should consider the possibility that some portion of these estimated sales
would simply be redistributed from other automobile service businesses which are
currently in operation within town. It can not be known what effect these lost sales
would have on the town’s existing businesses because it can not be known what
percentage of the estimate would fall in this category; however, it is likely greater
than $0.

Staff Determination: OA15-01 generally complies with this portion of the Plan, but the

Staff Note:

additional amount that would be contributed to the Town'’s tax base is
unknown.

At the October 15 public hearing before the Planning Commission, Mr.
Turnelle responded to this portion of staff’s analysis and stated that the
estimated assessed real estate value and estimated gross sales stated in the
0A15-01 application are accurate based on his experience.

2025 Economic Development Guiding Principles

The Plan “recognize[s] the importance of economic development to the health, well-being and
quality of life for Purcellville’s residents” (PCP, p. 64) and supports “facilitat[ing] the
recruitment and expansion of business and commercial services that support the needs of
residents and visitors and increase potential markets” (PCP, p. 65).



1. The requested use exists elsewhere in town, but the applicant feels that the local
market is strong enough to warrant his interest in opening an additional automobile
service business in town. Approving 0A15-01 would allow this to occur.

2. The amount of additional business that would be created by an additional automobile
service business versus the amount of business that would be redistributed from (and
thereby lost to) the town’s existing automobile service businesses is unknown (see
#2 under Financial Planning for the Future above).

Staff Determination: 0A15-01 generally complies with this portion of the Plan.

2025 Land Use Polices

The Plan expresses a desire to “achieve a better balance between residential and commercial
and industrial development” as well as “increase opportunities for commercial and industrial
growth” (PCP, p. 110). The Plan also includes policies to “provide for managed community
growth and land development that ensures harmonious, compatible and orderly land use
patterns” (PCP, p. 111) and “provide a diversity of land uses that support the residential and
business needs of Purcellville while ensuring economic, social and financial stability” (PCP, p.
111).

1. While approval of 0A15-01 would generally increase the opportunity for commercial
growth in town thereby helping to achieve better balance between residential and
commercial development, the lands in the requested C-1 Office Commercial District
roughly coincide with those designated “Professional Office” on the Planned Land Use
map.

2. The Plan’s discussion of the “Professional Office” land use states that it is a new land
use category recommended along Hirst Road between Maple and Hatcher Avenues
specifically because “there is limited space designated for professional office or
similar types of uses in Purcellville” (PCP, p. 114), so “many offices are developed in
the town’s retail or industrial areas” (PCP, p. 114). Consequently, approval of 0A15-
01 would be contrary to the Plan’s intention for the “Professional Office” land use and
the desired land use for the C-1 District.

Staff Determination: 0A15-01 is specifically contrary to this portion of the Plan.




Other 2025 Polices

Staff Determination: 0A15-01 is not particularly applicable to the Plan’s policies for:
Housing; Parks, Recreation and Open Space; Historic Resources; Public
Services; Public Utilities; Transportation; or the Environment.

Suitability for the C-1 Office Commercial District

Article 2, Section 1 of the Zoning Ordinance for the Town of Purcellville, Virginia states that
zoning districts are established “in order to regulate and restrict the location and use of

buildings and land...in accordance with the comprehensive plan.” In addition, the same
section notes that:
The purpose statements which accompany each district are intended to
describe in a general way the character of uses to be encouraged in the district,
to assist with selection of appropriate districts for application to various
conditions of land use, existing or planned, and to assist with interpretation of
questions which may arise with respect to particular land uses in particular
locations. In any case of difference between the purpose statement and the use
regulations for the district the use regulations shall control.

Given this guidance on the purpose of zoning districts and the narrow description of the
“Professional Office” land use in the Purcellville, Virginia 2025 Comprehensive Plan, it is not
surprising that the purpose of the C-1 Office Commercial District (Article 4, Section 6) is
similarly restrictive:

The purpose of this district is to provide for planned office parks or for offices

and similar business buildings and limited office support uses, in attractive
surroundings with types of uses, structures, plantings, and signs so controlled
as to be generally compatible with medium density or low density residential
surroundings. The district can be applied to large or small areas if
development standards are complied with.

The use requested by 0A15-01 is certainly not an office or similar use, so the only flexibility
to be found within the purpose of the C-1 District that could support the requested use is
within the phrase “limited office support uses.” While offices with company cars could utilize
an automobile service business located in the district, this seems to be greatly stretching the
meaning of limited office support.

Staff Determination: When the district’s purpose is considered along with the even more

limited description of “Professional Office” in the Plan and given that

10



an automobile service business is not currently listed as a use allowed
in the district, it seems clear that an automobile service business does
not fit the Town’s intentions for the C-1 District as stated in its
currently adopted documents.

Town-wide Effects

Assuming an automobile service business complies with all local zoning regulations and
state or federal regulations regarding the disposal of automobile fluids, it is not a business
from which town-wide effects would be expected.

Staff Determination: OA15-01 presents no obvious town-wide effects.

ISSUES:

Despite the recommendations of the Planning Commission and Town staff to not approve
0A15-01, Ordinance 16-01-01 has been prepared with language which achieves the intent
of 0A15-01 while reflecting the formatting and terminology changes caused by the approval
of Ordinance 15-11-01. As this item is now listed for action, motions are provided below;
however, should Council desire to implement any modification to Ordinance 16-01-01 prior
to its adoption, staff recommends that a motion should be made to direct staff to bring a
revised ordinance back to a subsequent Council meeting before final adoption.

BUDGET IMPACT:
There is no budget impact with this item.

FINDINGS:

1. 0A15-01 is generally supported by the Financial Planning for the Future and 2025
Economic Development Guiding Principles sections of the Purcellville, Virginia 2025
Comprehensive Plan; however, it is contrary to the 2025 Land Use Polices section for
the planned land use of “Commercial Office” which roughly coincides with the
requested C-1 Office Commercial District.

2. OA15-01 does not comply with the purpose statement of the C-1 Office Commercial
District.

3. There are no obvious town-wide effects of 0A15-01.

11



MOTIONS:

1.

2.

3.

Disapproval - Recommended by the Planning Commission and Town staff

[ move that the Purcellville Town Council not approve 0A15-01, as recommended by
the Planning Commission and Town staff, for the reasons stated in the January 12,
2016 Staff Report.

-OR-

Approval

[ move that the Purcellville Town Council approve OA15-01 and adopt Ordinance 16-
01-01, as set forth in the Staff Report, ordaining text amendments to Article 4, Section
1 of the Zoning Ordinance to add Vehicle Sales and Service as a permitted use in the
C-1 District and standards for this use, for the reasons stated therein.

-OR-

Approval with Modifications

[ move that the Purcellville Town Council approve OA15-01 and adopt Ordinance 16-
01-01 ordaining text amendments to Article 4, Section 1 of the Zoning Ordinance to
add Vehicle Sales and Service as a permitted use in the C-1 District and standards for
this use, for the reasons stated therein, with the following changes:

1.

2.

3. , and
to make any additional changes that are necessary to properly implement
Council’s directed changes.

-OR-

Direct Staff to Modify Ordinance
[ move that the Purcellville Town Council direct staff to modify Ordinance 16-01-01
in the following ways:

1.

2.

3. , and
to make any additional changes that are necessary to properly implement
Council’s directed changes.

[ further move that the revised Ordinance 16-01-01 shall be brought back before
Town Council atits _(month) _ (day) , 2016 meeting for further consideration.

12



ATTACHMENTS:

1.
2. 0A15-01 Cover Letter

3.

4. 0A15-01 Statement of Justification

Ordinance 16-01-01

0A15-01 Application
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TOWN OF PURCELLVILLE

IN

LOUDOUN COUNTY, VIRGINIA

ORDINANCE NO. 16-01-01 PRESENTED: January 12,2016

ADOPTED:

AN ORDINANCE: APPROVING 0A15-01 TO AMEND ZONING ORDINANCE ARTICLE 4,

WHEREAS,

SECTION 1 BY ADDING VEHICLE SALES AND SERVICE AS A
PERMITTED USE IN THE C-1, OFFICE COMMERCIAL DISTRICT AND
STANDARDS FOR THIS USE.

the Town Council of the Town of Purcellville, Virginia states the following as

its recitals and findings:

R1.

R2.

R3.

R4.

R5.

On June 19, 2015, the Town of Purcellville received an ordinance amendment
application, coded as 0A15-01, requesting a text amendment to Article 4,
Section 6.2 of the Zoning Ordinance for the Town of Purcellville, Virginia to
allow “Automobile and truck maintenance, service and repair, including the
sale of accessories associated with automobiles and trucks” as a permitted use
in the C-1, Office Commercial District.

The Planning Commission held a duly-advertised public hearing concerning
0A15-01 on October 15, 2015.

The Planning Commission voted at its regular meeting on November 5, 2015,
to recommend OA15-01 not be approved.

The Town Council conducted a duly-advertised public hearing concerning
0A15-01 on December 8, 2015.

On December 8, 2015, Town Council approved Ordinance 15-11-01 which
amended the Zoning Ordinance in ways that resulted in substantial changes to

14



R6.

R7.

the ordinance’s formatting and the uses allowed in its zoning districts.

In anticipation of the possible approval of Ordinance 15-11-01, the applicant
for 0A15-01 previously agreed that an alternative amendment reflecting the
Zoning Ordinance’s new formatting could achieve the intent of the originally
requested text amendment by amending Article 4, Section 1 of the Zoning
Ordinance to allow “Vehicle sales and service” as a permitted use in the C-1,
Office Commercial District and adding corresponding use standards that
would limit the use to minor maintenance, service and repair in the C-1
District.

The Purcellville Town Council finds that the Zoning Ordinance text
amendments set forth in this Ordinance are required to serve the public
necessity, convenience, and general welfare, and constitute good zoning
practice.

NOW THEREFORE, the Council of the Town of Purcellville, Virginia hereby ordains:

SECTION

L.

That Article 4, Section 1 of the Zoning Ordinance for the Town of Purcellville,

Virginia is hereby amended to add all underlined text and to remove all strikethrough text

as follows:

ARTICLE 4. - DISTRICT REGULATIONS

Section 1. - Use Regulations.

1.1 Use table.

Use | R2 |R3|R3A|R8|R15|C1|MC[C4|CcM1|M1|PDH|X|IP|AC|RT| Use Standard
Vehicle sales and service P |SUP P P ?;E 112.182

1.2 Use standards.

182.Venhicle sales and service:
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a. General standards.

i.  Storage of equipment or materials or damaged vehicles shall be inside a fully
enclosed building and all major repairs shall be conducted within a fully enclosed
building.

ii. The parking of vehicles for sale by individual owners at strategic locations in
shopping centers to maximize exposure to major thoroughfares and the traveling
public is prohibited. The owners of the retail and service commercial shopping
center shall be responsible for the posting of the property to prohibit such activity.
Owners of the shopping center are responsible for enforcement of these
provisions, but, if posting has occurred, the owners of the vehicles for sale will bear
the burden of the violation unless it is proven the shopping center owners have
not actively enforced their restrictions on the parking of vehicles for sale.

b. District standards. Reserved:
i.  Inthe C-1 district:

1. The rental or sale of vehicles is prohibited.

2.  Major mechanical and body work, painting, and welding are prohibited as
well as any other work producing hazardous, objectionable or offensive
conditions at property line boundaries by reason of odor, smoke, fumes, noise,
vibration, glare or other impact.

SECTION II. That all prior ordinances in conflict herewith are hereby repealed.
SECTION III. That if a court of competent jurisdiction declares any provision of this
Ordinance invalid, the decision shall not affect the validity of the Ordinance as a whole or any

remaining provisions of the Purcellville Zoning Ordinance.

SECTION IV. That this ordinance shall be effective upon its adoption.

PASSED THIS ___ DAY OF , 2016.

Kwasi A. Fraser, Mayor
Town of Purcellville

ATTEST:

Diana Hays, Town Clerk
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@ S.T.C. Management L.L.C.

13300 Minnieville Road + Woodbridge, VA 22192

e | 703-491-1108 + Fax 703-491-0188
jiffylube

June 10, 2015

Mr. Patrick Sullivan

Director of Community Development
Town of Purcellville

221 South Nursery Avenue
Purcellville, VA 20132

Re: Zoning Text Amendment

Dear Mr. Sullivan:

On behalf of STC Management LLC T/A Jiffy Lube, please find enclosed a text
amendment to the Purcellville Zoning Ordinance.

Jiffy Lube is excited about the opportunity to operate a facility in Purcellville, VA. In
order to move this matter along expeditiously and consistent with my discussion with
Mayor Fraser, please be advised that I am requesting that the Town Council and Planning
Commission hold a joint public meeting on this matter.

Our facility is expected to create 16 new jobs and gross $1,500,000.00 in sales per year.

Thank you for your consideration and please advise if any additional information is
required at this time.

Very truly yours, RE C EIVE D
v CETanmle

Gene Turnelle, COO JUN 19 2015

Enclosures:
Ordinance Amendment Application

TOWN OF PURCELLVILLE

Statement of Justification

17



Ordinance Amendment Application

Pepartment of Community Development Permit#0AI/5-C [
221 8. Nursery Avenue, Purcellville, VA 20132
(540)338-2304  Fax {540)338-7460

THIS APPLICATION FORM MUST BE FILLED OUT IN ITS ENTIRETY.
AN INCOMPLETE APPLICATION WILL RESULT IN REJECTION OF THE APPLICATION.

Applicant: [Jowner [J Purchaser [ Owner’s Agent Owner:

Name: Gene Turnelle Name: JOhn Chapman

Company: STC_Management/Jiffy Lube Company Chapman Brothers LC
Address: 13300 Minnieville Road Address: 125 Hirst Road ste 8C
City: Woodbridge _ State: VA Zip: 22192 City: Purcellville State: VA Zip: 20132
Phone Number(s): 703-491-1108 x102 Phone Number(s): _540-338-1 3199

Email Address: Email AddressJOhn@chapmanbrothers.com
Other (1) Other (2):

® Attorney [JArchitect [ Engineer n Attorney  [JArchitect ] Engineer
[Clsurveyor  Ulcontractor Dlothers Osurveyor  Ocontractor Tl 0ther:

Name:, Mark Nelis, Esqg. , Name:

Company:Mark Nelis PC Company:

Address: 196 N. 21st Street Address:

City: Purcellwville State: ya Zip: 20132 City: State: Zip:

Phone Number(s): __540-338-5843 Phone Number({s):

Email Address: _mnelis@nelislaw,com Email Address:

Correspondence to be sent to: K] Applicant; B owner; [¥other (1); [l other (2); (I other:

An ordinance text amendment is hereby requested for Article 4___, Section _6_, 2of the
[3 Zoning Ordinance -or- (] Land Development and Subdivision Control Ordinance by a
[F property Owner -or- [ Property Owner’s Agent -or- L] Contract Purchaser
as detailed on the fa!lmvinw_ga.

Submission Requirements:
&l Complete Application Form - Must be signed hy a property owner.
n/all Payment of Fee - Any required fees must be paid at the time of submission. FEES ARE NON-REFUNDABLE.
& Statement of Justification ~ A supporting statement providing the reason for the requested ordinance text
amendment that must also address how the amendment complies with the Comprehensive Plan and any
applicable sections of the Zoning Ordinance or Land Development and Subdivision Control Ordinance,

Ordinance Amendment Application

Pagelof2 Updated: 10.23.2014
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\ville Ordinance Amendment Application
Virginia

epammmt of Community Development Permit#0A [5-0 [
221 8. Nursery Avenue, Purcellville, VA 20132
{540)338-2304  Fax (540)338-7460

THIS APPLICATION FORM MUST BE FILLED OUT IN ITS ENTIRETY.
AN INCOMPLETE APPLICATION WILL RESULT IN REJECTION OF THE APPLICATION,

Ordinance Text Requested to be Deleted: None

Ordinance Text Requested to be Added: __ Automobile and truck maintenance, service
and _repair, including the sale of accessories associated with
automobiles and trucks,

Type of Use - as vecessary: E] Permitted -or- [ Special Use Permit

Additional Information: See attached sta tement

Applicant Certification - REQUIRED FOR ALL APPLICATIONS!

I certify that: 1) | am a property owner, the authorized agent of a property owner, or the contract purchaser of property in the
Town of Purcellville; 2] the information provided in this completed application form is accurate to the best of my knowledge;
3} f am submitting all required elements of a complete application; 4) I understand that incomplete applications will be
rejected; 5} | understand that the Town may deny, approve, or approve with modifications that for which | am applying; and 6)
I understand that semeone must be present at ail public meetings t represent my application or the item will be tabled to the

next available meeting é)/, /
Applicant Signature Kﬁ / {= Date Signed & / e/

Property Owner Certification - REQUIRED WHEN OWNER IS NOT THE APPLICANT:
I certify that: 1) | have read this completed application, understand its intent and freely consent to its filing; 2) the information
provided is accurate to the best of my knowyledge; and 3),the applicant is the contract purchaser of my property or is

atherwise authorized to serve as my agen
Date Signed

Updated: 10.23.2014

Property Owner Signature

Ordinance Amendment Application
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Statement of Justification

Zoning Text Amendment

This statement is written in support of the zoning text amendment filed by STC
Management, LLC (“Jiffy Lube”) and Chapman Brothers, LLC. Jiffy Lube petitions the Town of
Purcellville to permit automobile maintenance, services, repair and sale of associated items in the

C-1 District.

The proposed zoning text amendment complies with the terms and goals of the
Purcellville’s Comprehensive Plan. The proposed land use provides an essential service that
supports the business community, residents and visitors to the Town. In terms of the Applicant’s
business, Jiffy Lube provides a quality automobile maintenance and repair facility with quick
service. Such a service can be a benefit for businesses- providing fleet maintenance, for
residents/commuters- no loss employment time and for visitors to Purcellville- a reliable and

nationally recognized car service company to assist them in their travels.

Jiffy Lube has a tradition of constructing quality buildings and is committed to doing the
same in Purcellville. Such buildings and site improvements will contribute over $1,000,000.00 in
assessed real estate value. This facility is expected to create 16 new jobs and gross $1,500,000.00

in sales per year.

STC Management has a positive history of community involvement in the towns and
cities that they serve. STC intends to make the same commitment to support the community

efforts in Purcellville.

The C-1 zoning district was narrowly written in a time where office development was a
prominent form of land development. The primary purpose of the C-1 district was to permit

professional office space and related support functions. There has been a sharp decline in the
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desirability and need for office space- wireless networks, changing work patterns and flexible
work schedules have all contributed to the diminished need for brick and mortar offices.
However there continues to be a need for service businesses in Purcellville to support the

growing business community, residents and tourist traffic.

Text Amendment

Article 15.2 of the Purcellville Zoning Ordinance is the definition section of the
ordinance and sets forth definitions for many of the land uses contained in the zoning district
regulations. Automobile uses are defined in six (6) different fashions in an effort to describe and
delineate the acceptability of such land uses in a variety of commercial zoning districts. To
provide the highest and most appropriate value for the Hirst Road corridor. The proposed zoning

text reads

Automobile and truck maintenance, service and repair, including the sale of

accessories associated with automobiles and trucks.

This definition stays clear and distinguishes itself from several of the automobile repair
uses set forth in Article 15.2 of the zoning ordinance including automobile storage lot,

automobile used car lot, automobile service station and automobile salvage yard.

This amendment will permit the establishment of facilities that provide service and sales
of accessory items in an attractive environment which is guaranteed by the landscaping

regulations of the zoning ordinance and the design review of the Board of Architectural Review.

Comprehensive Plan

The 2025 Comprehensive Plan, adopted December 2006, (“Comprehensive Plan”)

includes policies that support the proposed text change.
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Community Goals 2025, Economic Development, Page 2

Purcellville will achieve balanced, managed growth that encourages a robust and
diverse market for business investment and prosperity, expanded job and tourism

opportunities, and dynamic, compatible economic development within the region.

Town Planning: History and Progress, Page 7

Proactively encouraging additional business services and expanding

areas for compatible retail and cleaning industrial development.

V. Economic Development: 2005 Existing Conditions, Economy and Market,

Page 53

To ensure the health, vitality and high quality of life for Purcellville, it is
essential that the Town support economic development that provides
local employment opportunities, needed services to residents, and fosters
a healthy community and business environment. Since land for
commercial and industrial development is limited, every effort must be
made to ensure that land is utilized in a manner that will maximize its
contribution to the Town's tax base, while ensuring that development is
complementary to Town character and goals for the future. Key to
supporting economic development is the attraction of new business and

visitors, as well as local support of existing businesses.

VI. Public Services. Section 3, Business Recruitment and Development, Page

65.

Facilitate the recruitment and expansion of business and commercial

services that support the needs of residents and visitors and increase
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potential markets... Provide a favorable business environment that

supports existing business and encourages new business.

III. Land Use: Future Land Use, Page 110

e Achieve a better balance between residential and commercial and

industrial development,

e Increase opportunities for commercial and industrial growth;

By moving forward with this text amendment, the Town of Purcellville will be
supporting the location of a new business that can provide support services to business, residents
and visitors. All the while the facility will provide jobs and a boost in town revenues and will

further the goals and objectives set forth in the Comprehensive Plan.
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urcellville

Virginia

STAFF REPORT
PUBLIC HEARING ITEM
Item # 11b

SUBJECT: 0A15-02 - Zoning Ordinance Text Amendment to Add
“Commuter Parking Lot” as a Special Use Permit in the CM-1
Local Service Industrial District

DATE OF MEETING: January 12,2016

STAFF CONTACT: Daniel Galindo, AICP - Senior Planner;
Patrick Sullivan, AICP CED - Director of Community
Development

SUMMARY and RECOMMENDATIONS:

Virginia Regional Transit of Purcellville, Virginia has submitted an application, coded by the
Town as OA15-02, to amend Article 4, Section 10.3 of the Zoning Ordinance for the Town of
Purcellville, Virginia to allow “Commuter Parking Lot. Parking lots or structures designed for
short term parking of vehicles the occupants of which transfer to public transit to continue their
trips.” as a use allowed by special use permit in the CM-1, Local Service Industrial District.
The submitted request would have amended the ordinance based on its former formatting,
so the language included in Ordinance 16-01-02 (Attachment 1) achieves its intent while
reflecting the formatting and terminology changes caused by the approval of Ordinance 15-
11-01 on December 8, 2015. A public hearing on 0A15-02 was held by Town Council on
December 8, 2015.

Based on the guidance of the Financial Planning for the Future, 2025 Economic Development
Guiding Principles, 2025 Transportation Policies, 2025 Environmental Policies, and 2025 Land
Use Policies sections of the Purcellville, Virginia 2025 Comprehensive Plan and the town-
wide benefit of removing numerous vehicles from the road during typical commuting hours,
staff recommends approval of 0A15-02.

A public hearing on 0A15-02 was held before the Planning Commission on October 15,2015
after which the Commission recommended approval of the application by a 5-1 vote (with
one absent) for the following motion:
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[ move that the Purcellville Planning Commission forward 0A15-02 to Town
Council with a recommendation to approve the application for the following
reasons:

1. The requested amendment is generally supported by numerous
policies of the Purcellville, Virginia 2025 Comprehensive Plan including
those encouraging support for transit systems and facilities which help
to provide a comprehensive multi-modal transportation system; and

2. The requested amendment would provide town-wide benefits by
enabling the removal of numerous vehicles from local roads during
typical commuting hours.

[ further move that, if Town Council takes action to approve 0A15-02
subsequent to approval of the Zoning District Use Changes amendment, the
intent of 0A15-02’s request should be fulfilled by amending the new use table
by marking the “Commuter parking lot” row with “SUP” in the CM-1 column.

BACKGROUND:

On August 11, the Town received an application from Virginia Regional Transit (VRT) of
Purcellville, Virginia, coded by the Town as 0A15-02, to amend Article 4, Section 10.3 of the
Zoning Ordinance for the Town of Purcellville, Virginia to allow “Commuter Parking Lot.
Parking lots or structures designed for short term parking of vehicles the occupants of which
transfer to public transit to continue their trips.” as a use permitted by special use permit in
the CM-1 Local Service Industrial District. VRT owns three properties in the CM-1 District.
This application was one of four requested zoning use changes discussed by the Planning
Commission at its September 10 work session which the Commission decided not to
incorporate in the comprehensive Zoning District Use Changes amendment. This decision
was made to allow the Planning Commission to consider each of these requests individually
with the benefit of an analysis by staff.

VRT is a non-profit regional transit agency which operates public transit services for the
rural areas of Loudoun County and other jurisdictions in Virginia. Loudoun County has asked
VRT to lease one of its properties on Browning Court to the County for use as a commuter
parking lot (also frequently referred to as a park-and-ride). This use has been requested by
the OA15-02 application, but due to the approval of Ordinance 15-11-01 on December 8,
2015 the list of permissible uses is now located in Article 4, Section 1. The language included
in Ordinance 16-01-02 achieves the intent of 0A15-02 while reflecting the formatting and
terminology changes caused by the approval of Ordinance 15-11-01.
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ANALYSIS:
Any proposed amendment to the Zoning Ordinance for the Town of Purcellville, Virginia
should comply with the various purposes noted in Article 1, Section 3. In the case of arequest

to add a specific use to a specific zoning district, consideration of these purposes can be
condensed in to the following questions:

1. Isthe requested use supported by or contrary to the comprehensive plan?

2. Istherequested use suitable for the requested district?

3. Are there any town-wide effects of the requested use?

Consistency with the Comprehensive Plan
The Purcellville, Virginia 2025 Comprehensive Plan (PCP) was adopted in 2006 to “provide

guidance for the coordinated and harmonious development of the territory in accordance
with present and future needs and resources that will best promote the health, safety,
morals, order, convenience, prosperity and general welfare of the community” (PCP, p. 1).
Accordingly, the Plan should serve as the basis for Town land use decisions, and staff
provides the following analysis of its pertinent goals and policies.

Financial Planning for the Future

Purcellville continues to face costs for capital improvements and other enhancements
designed to benefit the community, and this presents the challenge of maintaining fiscal
balance and stability while paying for needed improvements. One method provided in the
Plan to address this challenge is “to better balance the Town'’s tax base by working toward 30
percent of the value of the Town’s real property tax base from commercial property and 70
percent from residential property” (PCP, p. 22). Additionally, the Plan cites selected fiscal
policies of the Town’s adopted Fiscal Policy Guidelines including: “The Town will maintain a
diversified and stable revenue structure to protect it from short-term fluctuations in any one-
revenue source“ (PCP, p. 22).

1. Asanonprofit, VRT and its properties are tax exempt, so the Town will see no increase
or decrease in its tax base if a commuter parking lot is created on VRT property. Only
if a commuter parking lot were to be created on another CM-1 property could the
Town potentially see a change in revenue, and the creation of an additional commuter
parking lot in CM-1 is highly unlikely since there is no entity other than Loudoun
County that is likely to desire one.
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Staff Determination: OA15-02 generally complies with this portion of the Plan to the limited
extent it is applicable.

2025 Economic Development Guiding Principles

The Plan “recognize[s] the importance of economic development to the health, well-being and
quality of life for Purcellville’s residents” (PCP, p. 64). Specific to industrial land, it contains
policies to “ensure the adequate availability of industrially-zoned land for light industry and
major employers... [and] encourage the clustering of compatible industrial uses” (PCP, p. 67).

1. Although a commuter parking lot in the CM-1 district could be considered to be
reducing the availability of industrial-zoned land, VRT already owns this property
and has previously used it as a parking lot for buses. Unless VRT were to sell the land,
it is unlikely to be used for a traditional industrial use in the near future. VRT would
also only be leasing the property to Loudoun County, so the use could always cease at
the end of a lease term.

Staff Determination: OA15-02 generally complies with this portion of the Plan to the limited
extent it is applicable.

2025 Transportation Policies

The Plan calls for “a connected network of attractive public streets in Town that efficiently and
effectively manage traffic flow” (PCP, p. 94), “a comprehensive transportation system that
includes a multi-modal network of safe, adequate and efficient management opportunities for
motor vehicles, pedestrians, and bicycles” (PCP, p. 95), and “encourag[ing] and support[ing]
transit systems and facilities to reduce energy, protect the environment, and maintain Town
character and quality of life” (PCP, p. 95-96).

1. Loudoun’s proposed commuter parking lot on VRT’s property is proposed to
accommodate up to 300 vehicles which is a significant increase over the number of
spaces in the existing commuter parking lot at St. Andrews Presbyterian Church. This
would allow many additional cars to be removed from the traffic flow during typical
commuting hours.

2. Per the current schedule for the Loudoun County Transit Commuter Bus utilizing the
St. Andrews lot (attached), five buses depart Purcellville each morning between 4:38
and 5:25 a.m. These departure times are early enough to avoid typical morning
traffic. The schedule also shows 19 arrivals at St. Andrews each evening from 5:21 to
8:20 p.m., and while these coincide with typical evening traffic, the Town would
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potentially be looking at a reduction of 300 vehicles to 19 buses on a daily basis. (An
additional arrival occurs on Fridays at 2:48 p.m.)

3. In an August 21 email to the Town Manager, VRT’s Director of Operations (Bruce
Simms) stated that it is Loudoun’s intention to eliminate the St. Andrews lot and
proposed lot at Patrick Henry College if the VRT lot were approved. This would
relocate the bus trips which currently occur along portions of Main Street to Hirst
Road, and while both roads are congested during normal commuting hours, traffic
often flows more freely during the evening commute on Hirst versus Main due to its
lack of stop lights. VRT’s property is also closer to the proposed interchange at the
Route 7 Bypass and North 21st Street.

Staff Determination: OA15-02 generally complies with this portion of the Plan.

2025 Environmental Policies

The Plan seeks to “improve, maintain and protect the natural environment of the Town” (PCP,
p. 103) partially through an implementation strategy of “address[ing] non-attainment air
quality issues and reduc[ing] air pollution in Purcellville by encouraging implementation and
use of a bus transit system that connects businesses, commercial areas, commuter lots, and
public facilities” (PCP, p. 103).

1. Asnoted above, the proposed VRT lot would offer a significant increase in the number
of vehicles that can be removed from commuter traffic compared to the existing lot at

St. Andrews.

Staff Determination: OA15-02 generally complies with this portion of the Plan.

2025 Land Use Polices

The Plan expresses a desire to “achieve a better balance between residential and commercial
and industrial development” as well as “increase opportunities for commercial and industrial
growth” (PCP, p. 110). The Plan also includes policies to “provide for managed community
growth and land development that ensures harmonious, compatible and orderly land use
patterns” (PCP, p. 111) and “provide a diversity of land uses that support the residential and
business needs of Purcellville while ensuring economic, social and financial stability” (PCP, p.
111).

1. A commuter parking lot on the VRT property would fit an orderly land use pattern
because it would be utilizing an existing parking lot, and the lot would support the
needs of Purcellville’s residents that commute toward Washington, DC.
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2. While a commuter parking lot is not directly supported by the “Flex Office/Light
Industrial” land use which generally coincides with the lands of the CM-1 District, a
lot on VRT property would simply be using an existing parking lot. As stated
previously, it is highly unlikely that an additional commuter parking lot would be
constructed in the CM-1 District by Loudoun County or another entity in the near
future, if the VRT lot were to be implemented.

Staff Determination: OA15-02 partially complies with this portion of the Plan.
Other 2025 Polices

Staff Determination: OA15-02 is not particularly applicable to the Plan’s policies for:
Housing; Parks, Recreation and Open Space; Historic Resources; Public
Services; or Public Utilities.

Suitability for the CM-1 Local Service Industrial District

Article 2, Section 1 of the Zoning Ordinance for the Town of Purcellville, Virginia states that
zoning districts are established “in order to regulate and restrict the location and use of

buildings and land...in accordance with the comprehensive plan.” In addition, the same
section notes that:
The purpose statements which accompany each district are intended to
describe in a general way the character of uses to be encouraged in the district,
to assist with selection of appropriate districts for application to various
conditions of land use, existing or planned, and to assist with interpretation of
questions which may arise with respect to particular land uses in particular
locations. In any case of difference between the purpose statement and the use
regulations for the district the use regulations shall control.

Given this guidance on the purpose of zoning districts and the lack of direct support for
commuter parking lots in the description of the “Flex Office/Light Industrial” land use in the
Purcellville, Virginia 2025 Comprehensive Plan, it is not surprising that the purpose of the

CM-1 Local Service Industrial District (Article 4, Section 10) similarly provides no direct
support:
The purpose of this district is to provide for a wide variety of local and farm
service industrial operations, including repair services, building supplies, and
open or enclosed storage of products, supplies and equipment, but to restrict
or prohibit those service industries which have characteristics likely to
produce serious adverse effects within or beyond the limits of the district, in
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accord with the purposes and goals of the comprehensive plan. Limited
manufacturing is also permitted, including open storage of products and
materials. In order to preserve the land for industry, to reduce extraneous
traffic, and avoid future conflicts between industry and other uses, retail and
business service uses are limited primarily to those which will be useful to
employees in the district and future residential uses are restricted.

In fact, a commuter parking lot may be contrary to the purpose’s desire to “reduce
extraneous traffic” if such language is strictly interpreted.

Staff Determination: A commuter parking lot is not clearly supported by the district’s
purpose and may be contrary due to its introduction of additional
traffic to the CM-1 District.

Town-wide Effects

As mentioned previously, a commuter parking lot on the VRT property would provide an
opportunity to take numerous additional vehicles off of the Town'’s roads during typical
commuting hours. While a possible reduction of up to 280 vehicles (i.e. 20 buses instead of
300 automobiles) during these periods will not solve all of the Town'’s traffic problems, it
still represents an improvement over the status quo. Relocation of the commuter parking
lot from St. Andrews to the VRT property would also pull bus traffic off of the more heavily
congested Main Street by relocating it to Hirst Road. This location would also be closer to
the proposed interchange at the Route 7 Bypass and North 21st Street. Unfortunately, the
VRT property is very inconvenient for pedestrians and cyclists to reach.

Staff Determination: 0A15-02 would benefit the Town by enabling a reduction in vehicles
on the road during commuting hours and relocating bus traffic to
Hirst Road.

ISSUES:

Ordinance 16-01-02 has been prepared with language which achieves the intent of 0A15-02
while reflecting the formatting and terminology changes caused by the approval of
Ordinance 15-11-01. As this item is now listed for action, motions are provided below;
however, should Council desire to implement any modification to Ordinance 16-01-02 prior
to its adoption, staff recommends that a motion should be made to direct staff to bring a
revised ordinance back to a subsequent Council meeting before final adoption.
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BUDGET IMPACT:

There is no budget impact with this item.

FINDINGS:

1.

0OA15-02 is generally supported by the Financial Planning for the Future, 2025
Economic Development Guiding Principles, 2025 Transportation Policies, 2025
Environmental Policies, and 2025 Land Use Policies sections of the Purcellville, Virginia
2025 Comprehensive Plan.

0A15-02 is not clearly supported by the purpose statement of the CM-1 Local Service
Industrial District.

0A15-02 provides town-wide benefits by removing numerous vehicles from the road
during typical commuting hours.

MOTIONS:

1.

2.

Approval - Recommended by the Planning Commission and Town staff

As recommended by the Planning Commission and Town staff, I move that the
Purcellville Town Council approve OA15-02 and adopt Ordinance 16-01-02, as set
forth in the Staff Report, ordaining text amendments to Article 4, Section 1 of the
Zoning Ordinance to add Commuter Parking Lot as a use allowed by special use
permit in the CM-1 District, for the reasons stated in the January 12, 2016 Staff Report.

-OR-

Approval with Modifications

[ move that the Purcellville Town Council approve OA15-02 and adopt Ordinance 16-
01-02 ordaining text amendments to Article 4, Section 1 of the Zoning Ordinance to
add Commuter Parking Lot as a use allowed by special use permit in the CM-1 District,
for the reasons stated in the January 12, 2016 Staff Report, with the following
changes:

1.

2.

3. , and
to make any additional changes that are necessary to properly implement
Council’s directed changes.

-OR-
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3. Direct Staff to Modify Ordinance

[ move that the Purcellville Town Council direct staff to modify Ordinance 16-01-02
in the following ways:

1.

2.

3. , and
to make any additional changes that are necessary to properly implement
Council’s directed changes.

[ further move that the revised Ordinance 16-01-02 shall be brought back before
Town Council atits _(month) _ (day) , 2016 meeting for further consideration.
-OR-
4. Disapproval

[ move that the Purcellville Town Council not approve OA15-02 for the following

reasons:

1.

2.

3.

ATTACHMENTS:
1. Ordinance 16-01-02
2. 0A15-02 Application
3. 0A15-02 Statement of Justification
4. Loudoun County Transit Commuter Bus Schedule
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TOWN OF PURCELLVILLE

IN

LOUDOUN COUNTY, VIRGINIA

ORDINANCE NO. 16-01-02 PRESENTED: January 12,2016

ADOPTED:

AN ORDINANCE: APPROVING 0A15-02 TO AMEND ZONING ORDINANCE ARTICLE 4,

WHEREAS,

SECTION 1 BY ADDING COMMUTER PARKING LOT AS A USE
ALLOWED BY SPECIAL USE PERMIT IN THE CM-1, LOCAL SERVICE
INDUSTRIAL DISTRICT.

the Town Council of the Town of Purcellville, Virginia states the following as

its recitals and findings:

R1.

R2.

R3.

R4.

R5.

On August 11, 2015, the Town of Purcellville received an ordinance
amendment application, coded as 0A15-02, requesting a text amendment to
Article 4, Section 10.3 of the Zoning Ordinance for the Town of Purcellville,
Virginia to allow “Commuter Parking Lot. Parking lots or structures designed
for short term parking of vehicles the occupants of which transfer to public
transit to continue their trips.” as a use allowed by special use permit in the
CM-1, Local Service Industrial District.

The Planning Commission held a duly-advertised public hearing concerning
0A15-02 on October 15, 2015.

The Planning Commission voted at its regular meeting on October 15, 2015, to
recommend approval of 0A15-02.

The Town Council conducted a duly-advertised public hearing concerning
0OA15-02 on December<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>