Exhibit A 

Findings
Inglewood Village Business Park

Tentative Parcel Map Application № P08-00493 

1275 Inglewood Avenue, St. Helena, Calif., Assessor’s Parcel № 027-120-063
Environmental Determination
The Conservation, Development, and Planning Commission (Commission) has reviewed this project pursuant to the provisions of the California Environmental Quality Act (CEQA) and Napa County’s Local Procedures for Implementing CEQA and makes the following finding(s):

1. That the proposed project is Categorically Exempt pursuant to Section 15301, Class 1(k), of the State CEQA Guidelines, which exempts the subdivision of an existing commercial building from CEQA where no physical changes occur which are not otherwise exempt.
Tentative Parcel Map
The Commission has reviewed the tentative parcel map request in accordance with the requirements of the Napa County Subdivision Ordinance. Section 17.14.060 of that ordinance requires that the Commission “shall deny approval of a tentative map if it makes any of the following findings:”
2.
The proposed map is not consistent with applicable general and specific plans. 
Finding: The project site is designated as AR (Agricultural Resource) on the County’s adopted General Plan Land Use Map and is zoned CN (Commercial Neighborhood).  General Plan Agricultural Preservation and Land Use Policy AG/LU-45 allows for the continuation and limited expansion of existing commercial uses which are located on commercially-zoned property, despite the fact that the underlying General Plan land use designation may be agricultural. Additionally, General Plan Agricultural Preservation and Land Use Policy AG/LU-103 states that, "all land zoned for commercial uses in the South St. Helena area... shall be allowed to develop in conformance with that commercial zoning as if it were designated (for commercial uses) on the Land Use Map." Both policies AG/LU-45 and AG/LU-103 are applicable to the subject parcel as it is located within the CN zoning district, the AR General Plan land use designation, and the South St. Helena area. No new structures or site improvements are proposed as part of this tentative parcel map application and none would foreseeably result from its approval. All existing and previously approved development is consistent with County zoning regulations and General Plan policies.

3.
The design or improvement of the proposed subdivision is not consistent with applicable general and specific plans. 
Finding: The subdivision proposed here is a tentative single lot parcel map for commercial airspace condominium purposes. As a result, the three proposed airspace condominium units do not technically have lot area. Each condominium unit would occupy air space within a single commonly held parcel and minimum parcel size regulations are applied to that undivided parent parcel. The parcel is currently 2.9 acres in size and will remain a single 2.9 acre parcel upon recordation of the final parcel map. The proposed map is consistent with the County’s adopted General Plan.

4.
The site is not physically suitable for the type of development. 
Finding: Conversion of the project from leased units to commercial condominium space will not result in any discernable change to existing structures or any other development on the site. The existing and approved development is physically suited both to the property and to the surrounding area.  Future office uses are restricted by (among other limitations) use permit #99077-UP condition of approval № 1, which limits potential uses to “general business offices including professional, executive, financial, real estate , and insurance offices.” 
5.
The site is not physically suitable for the proposed density of development. 
Finding: The extent of potential development on this site will not change as a result of the proposed subdivision.

6.
The design of the subdivision or the proposed improvements is likely to cause substantial environmental damage or substantially and avoidably injure fish or wildlife or their habitat. 
Finding: The proposal qualifies for a categorical exemption under the CEQA guidelines, which exempt the subdivision of an existing commercial building where no physical changes occur which are not otherwise exempt. This application proposes no structural alteration to the exterior of the existing buildings and no other change to the physical environment is proposed or foreseeable. The creation of airspace commercial condominiums, as proposed here, will have no impact on fish, on wildlife, or on any sensitive habitat.

7.
The design of the subdivision or the type of improvements is likely to cause serious public health or safety problems. 
Finding: The existing development and the proposed tentative parcel map are consistent with the CN zoning district and County’s adopted General Plan. All public utilities and improvements, including water, septic, storm drains, streets, and sidewalks, were required and installed as part of the original development.

8.
The design of the subdivision or of the improvements will conflict with easements, acquired by the public at large, for access through or use of property within the proposed subdivision. 
Finding: The applicant has previously granted all of the necessary easements for public utilities. As part of this subdivision, those easements will be reconveyed upon recordation of the final parcel map.
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